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OFFICE OF THE BOARD OF SUPERVISORS 
of the 
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA 


TUESDAY, JULY 16TH, 1929 


The Board met pursuant to adjournment. Present: Supervisors R. F. 
McClellan, Chairman presiding, Fred T. Beaty, Frank L. Shaw, Sidney T. 
Graves and Henry W. Wright; and L. E. Lampton, Clerk, by Mame B. Beatty, 
Deputy Clerk. 


In re: Proposed Comprehensive Net- 
work of Through Highways in 
County of Los Angeles: Resolution 
adopting Regional Plan of Highways 
known as Section 2-E (San Gabriel 
Valley). 

Ayes, Supervisors Beaty, Shaw, Graves, Wright and McClellan; Noes, none, 
it ts ordered that the following resolution be, and the same ts hereby adopted, 
to wit: 

WHEREAS, the Board of Supervisors of the County of Los Angeles has 
heretofore urged the necessity of a comprehensive network of through high- 
ways extending over the entire County; and, 

WHEREAS, the Regional Planning Commission was created and charged 
with the duty of preparing such a plan; and, 

WHEREAS, by virtue of the authority conveyed in Rule 2, Ordinance 
No. 806 (New Series), which defines the powers and duties of the Regional 
Planning Commission, said Commission has made an exhaustive study and 
prepared a practical, comprehensive highway plan of that section of the County 
known as 2-E, embracing the entire San Gabriel Valley, it being the first of 
several such studies to be completed; and, 

WHEREAS, this comprehensive highway plan of the San Gabriel Valley 
coordinates the major highway plan of every city in the San Gabriel Valley 
into an effective regional plan of highways tn that area; and, 

WHEREAS, tt ts the sense of this Board of Supervisors that this compre- 
hensive Regional Plan of Highways tn this Valley constitutes the basic frame- 
work for future development, and ts conducive to the best development of the 
County as one large commonwealth; 

THEREFORE, BE IT RESOLVED, that this Board of Supervisors here- 
by approves and adopts this Regional Plan of Highways, known as Section 2-E 
(San Gabriel Valley), and that the same be and is hereby made the official 
plan of that section of the County; and, 

BE IT FURTHER RESOLVED, that this Board hereby urges the need 
of the working out of this plan of highways upon the County Surveyor, the, 
County Road Commissioner, the City Planning Commissions, the City Engi- 
neers and the Subdivision Engineers, Realtors and Realty Owners engaged in 
laying out new subdivisions; and, 

BE IT FURTHER RESOLVED, that this Board of Supervisors hereby 
orders that all preliminary and final plans of subdivisions conform with this 
Regtonal Plan of Highways wherever practicable. 

I hereby certify that the foregoing resolution was adopted by the Board 
of Supervisors of the County of Los Angeles on July 16, 1929. 


LE, LAMP TON 

County Clerk and ex-officio Clerk of the Board 

of Supervisors of the County of Los Angeles. 
(SEAL) By (Signed) MAME B. BEATTY, Deputy. 
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On motion of Supervisor Beaty, duly 
seconded and carried by the follow- 
ing vote, to wit: 


BOARD OF SUPERVISORS 
COUNTY OF LOS ANGELES 
1929 - 1930 


R. F. McClellan, Chairman 
Fred T. Beaty Frank L. Shaw 
Sidney T. Graves Henry W. Wright 


Everett W. Mattoon 


County Counsel 


THE 
REGIONAL PLANNING COMMISSION 
OWN OE EOS ANGELES 


1929 - 1930 


Mrs. Charles F. Gray 
Chairman 

R. O. Baldwin Carl Bush 

B. R. Holloway J. M. Paige 


Ex-Officio 
George W. Jones J. E. Rockhold 
County Road Commissioner 


County Surveyor 
STAFF 


DIRECTOR 
Charles H. Diggs 


CHIEF ENGINEER 


Wm. J. Fox 
STATISTICAL DIVISION STAFF ARTIST 
Bryant Hall Ferd. E. Gramm 
GC. Coates 
HIGHWAY SECTION SUBDIVISION SECTION 
C. B. Gillam Joseph A. Mellen 
S. H. Carsten CC, DsClark 
Bove Esse TDs Gooke 
ZONING SECTION LANDSCAPE DESIGN SECTION 
A. E. Williamson Werner Ruchti 
R. B. Wyatt A. K. Sampson 
VeS: Cotter H. E. Bergh 
E. A. Lloyd C. A. James 
SECRETARY 


Alice Duggan 
Elinor Monroe 


Margaret Roper 
Irma Ruther Margaret Cross 


Office organization effctive November 22, 1927. 
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EOMEVY ORD 


This report marks the first definite milestone of progress toward a Com- 
prehensive Plan for Los Angeles County. It is a demonstration of Regional 
Planning in practice, the foundation of which is formed by an effective 
Commission; proper direction of the work; sound engineering principles; 
adequate research and statistics; a comprehensive highway plan; a whole- 
some regulation of land subdivision; regulation of use of property based on 
comprehensive zoning; recognition of the problems of landscape design; 
informational material properly prepared—brief, concise, and with em- 
phasis on visual persuasion; above all, the moulding of public opinion for a 
comprehensive plan, well prepared and possible of accomplishment. 


It is fitting here to express the appreciation of the Commission to its 
Chief Engineer, Mr. William J. Fox, who made it possible to establish the 
soundness and practicability of this report and plan, and who has been 
responsible for the success of the negotiations leading to the approval of 
the plan by all the official and other authorities concerned. 


Haid 


Director. 


Mr. Charles H. Diggs, Director, 
Regional Planning Commission, 
County of Los Angeles. 


Dear Sir: 


I am submitting herewith the report on the Regional Plan of Highways 
for that part of the County known as Section 2-E, which embraces all of the 
San Gabriel Valley. 


The studies leading up to this report have extended over a period of two 
full years. The results obtained were accomplished only after a complete 
and thorough study of all the elements and conditions affecting the whole- 
some, orderly growth of this area. { 


Extreme care has been exercised in an effort to set forth a plan that is 
practical, workable, comprehensive and consistent with modern highway 
practice. 


The necessary official endorsements were secured from the Board of 
Supervisors of Los Angeles County, the City Councils, City Planning Com- 
missions and City Engineers in the San Gabriel Valley. The official approval 
of the plan by all the administrative bodies concerned insures its systematic 
execution. 


All the members of the staff of the Commission have given their best to 
make this report valuable to the official bodies, civic organizations and 
engineering departments that are engaged in matters vital to the well- 
rounded development of these communities. 


Respectfully, 


Chief Engineer. 
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Submitted November 22, 1929, by Wm. J. Fox, Chief Engineer 


PN TSReBUC THON 


THE COUNTY A NATURAL The Los Angeles County Regional 
PLANNING UNIT Planning Commission was created to 
filla real need. City planning, already 
undertaken by many of the forty-four 
cities in the County, was found to be unduly limited in its activities by 
jurisdictional boundaries. The County, on the other hand, was seen to 
constitute a natural economic planning unit. The importance of having a 
unified scheme of development for this metropolitan region was evident. 


CREATION-OF THE These considerations and the obvious 
COMMISSION advantages of planning in advance 

of development instead of merely re- 

planning, as a corrective measure, 
areas already built up, led the Board of Supervisors to pass an ordinance 
creating the first official County Planning Commission in the United 
States. This ordinance, No. 805 (New Series), was passed on December 
18th, 1922. 
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THECCOMMISSIONSS A supplementary ordinance, No. 806 
POWERS AND DUTIES (New Series), passed at the same time, 


defines the powers and duties of the 
Commission as follows: 


“Rule 1. Within ten days after the appointment of the first five members of the 
Regional Planning Commission, and in January of each year thereafter, the Commission 
shall meet and organize by electing one of its members chairman. Such other officers 
and committees shall be elected, or appointed by the chairman, as the Commission may 
find expedient. The Commission may adopt rules and regulations for the administra- 
tion of its affairs, and may prescribe the duties of its employees, not in conflict with the 


rules adopted by the Board of Supervisors. 


“Rule 2. Subject to the direction and control of the Board of Supervisors, the 


Commission shall have power and it shall be its duty: 


(a) to make a study of the problems of the County with respect 
to residential and industrial districts, traffic conditions, public parks 
and boulevards, flood control, sub-divisions, and, in general, with re- 
spect to those matters affecting the orderly growth and development of 
the county as one large commonwealth, and to make to the Board of 


Supervisors recommendations for the solution of the same; 


(b) to advise with the Board of Supervisors and other county 
officials with respect to their duties affecting any of the above matters; 


(c) to seek to interest the various municipalities and other politi- 
cal subdivisions of the county in a joint effort to understand and 


solve the common problems of development confronting them and the 


county.” 
HIGHWAY STUDY A few months later, the Board of 
AUTHORIZED Supervisors recognized the funda- 


mental importance of a comprehen- 

sive highway plan as the basis for all 
other phases of the work, and adopted a resolution authorizing this Com- 
mission to work out such Plan with other agencies involved. The text of this 
important document is reproduced in full on the opposite page. It marks 
the initial step in the development of the Regional Plan of Highways, the 
first unit of which, now finally approved, constitutes the subject of the 
present report. 


AUTHORITY FOR COMPREHENSIVE HIGHWAY STUDY 


The following resolution was adopted by the Board of Supervisors of the 
County of Los Angeles on May 2st, 1923: 


RESOLVED: That this Board of Supervisors urges the necessity of a 
comprehensive network of through highways, extending over the entire 
County; 


That this system of roadways should provide for a major through traffic 
way at least 100 feet wide, on the section lines where practicable, or about 
one mile apart where topography permits; 


That secondary highways, not less than 80 feet in width, should be 
located on the half mile section lines where practicable, or at about an equal 
distance through rolling country, as relief thoroughfares; 


That by-pass streets, 60 feet in width, running through and parallel to 
the major and secondary highways, should be provided along the quarter 
sections when possible, to take care of overflow traffic from the major and 
secondary highways; 


That this Board urges the need of working out this system or network of 
highways upon the County Surveyor, the Engineer of the County Road 
Department, the Regional Planning Commission, the City Planning Com- 
missions, the City Engineers, the Subdividing Engineers, and the Realtors 
and Realty Owners engaged in laying out new subdivisions. 


And this Board of Supervisors suggests that all preliminary and final 
plans for subdivisions conform to this proposed comprehensive system of 
through highways. 


L. E. LAMPTON, County Clerk 
and ex-officio Clerk of the 


Board of Supervisors. 


By A. M. McPherron, 
Deputy. 
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PREPARED BY THE REGIONAL PLANNING COMMISSION — COUNTY OF IOS ANGELES 1928. 


ORGANIZATION OF THE The first care of the Commission was 
TECHNICAL STAFF the building up of an adequate staff. 
Though not a large one, this staff has 
been carefully chosen as to training 
and capability. Mr. Charles H. Diggs, the Director, has divided the staff 
into six technical sections as follows: 


Research Section 
Highway Section 
Subdivision Section 
Zoning Section 
Landscape Design Section 
Pictorial Section 


In addition, there is a stenographic force under the supervision of the 
Secretary, who also meets callers at the office, makes appointments, and 
handles all details of office management. 


LIAISON BETWEEN Each of the technical sections is headed 
SECTIONS by a man especially qualified in his 

particular phase of regional planning 

work. The Chief Engineer, under the 
supervision of the Director, coordinates the work of all. There is thus a 
systematic and constant interchange of ideas and information between the 
various sections, so that each piece of work turned out by any section in 
reality represents the best effort of the department as a whole. 


Er EiClENCy OF The heavy demands upon the tech- 
THE STAPE nical staff of the Commission have 

made it necessary to insist upon a high 

degree of efficiency in its operation. 
The opening of subdivisions, the building of new highways, and other cur- 
rent activities in all parts of the four thousand square miles of territory 
included within the County, bring special problems before the department 
every day; for all such development must be properly correlated with the 
Regional Plan. At the same time the slow, careful preparation of the 
ultimate plan itself must not be neglected. Thus, if planning is to be kept 
ahead of development, every stroke of every draftsman’s pen must be made 
to count both for present needs and for the future. The manner in which this 
dual task is being performed is a clear demonstration of the efficiency and 
zeal of each member of the staff. 


POLICIES The policies of the staff are deter- 
HIGH STANDARDS mined by the Commission itself, which 

meets twice monthly. The Commis- 

sion has consistently upheld the office 
in its determination to set the highest possible standards of accomplishment. 
It has been of particular assistance in maintaining the viewpoint that not 
only should the County have a comprehensive plan, but the work of pro- 
ducing the plan should itself be planned—so as to proceed steadily and 
directly toward the chosen goal. 


THE COMMISSION AS A The Commission has always proceed- 
COORDINATING AGENCY ed upon the principle that, in the 

formulation, adoption and carrying 

out of the comprehensive plan, its 
function was to serve as a central coordinating agency. It was not to sup- 
plant a single one, great or small, of the various official and unofficial 
agencies interested in securing a wise development of the region. All of 
these were to be retained and encouraged, and new ones developed where 
necessary. The Commission, with its trained technical staff, its more de- 
tached attitude, and its broader viewpoint was to consult them all, consider 
their needs, bring them together and enlist their services in the common 
cause. 


COOPERATION WITH Many of the cities in the County have 
CITY, OFEICIAES active city planning commissions, and 

these have been called into consulta- 

tion at all times. Where none existed, 
there has been a direct contact with the governing body. All of the city 
engineers have been kept in close touch with the work throughout. In the 
studies leading up to the approval of the section of the Highway Plan dealt 
with in this report, one of the first groups gathered together was a com- 
mittee of city engineers. 


CEIY ENGINEERS: The function of this group was to ad- 

COMMITTEE vise as to engineering features and 
conditions incident to the formula- 
tion of the Plan. Each city engineer 

advised as to special local aspects in the area under his jurisdiction. Col- 

lectively, the group passed upon the general treatment, and were consulted 

where two cities were unable to reconcile their viewpoints as to some 

problem of alignment common to both. These men, accustomed in their 
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daily-work to dealing with similar problems, have contributed, at their 
bi-weekly meetings, a tremendous amount of thought and effort to the 
engineering aspects of the Plan. Their approval of the final maps is an in- 
dication that the Plan is based on proven engineering practices. 


UNOFFICIAL AGENCIES In addition there are many organiza- 
ENCOURAGED tions, which although not official or 

endowed with governmental author- 

ity, nevertheless represent the finest 
type of civic spirit. These have been of great assistance in the work of 
preparing a practical plan. Local chambers of commerce, civic and im- 
provement associations, representatives of public utilities and many in- 
dividuals have rendered and are continuing to render indispensable services. 
The Commission has simply endeavored to coordinate their efforts, and 
to make use of the information available through them in perfecting the 
details of the Highway Plan. 


Clie “AND: COUNTY. A further technical contribution to 
ENGINEERS’ ASSOCIATION the scientific study of planning prob- 

lems in the region is being made by 

the City and County Engineers’ As- 
sociation, which was formed on July 13, 1923. The constitution of this 
association provides that it is to act as a technical advisory body to the 
Regional Planning Commission. Its membership is made up of all the city 
and county engineering executives, and their principal assistants. It is these 
men who, in the final analysis, are charged with the responsibility of carry- 
ing out the Highway Plan. This association thus constitutes one of the main 
pillars which give substantial and intelligent support to planning in the 
County. Through special committees, it has conducted inquiries into special 
problems from time to time, seeking standards of procedure to stabilize 
community development from an engineering standpoint. It brings to the 
Commission the collective experience of its members with regard to sub- 
division regulation, methods of spreading assessments, proper street and 
roadway widths, and many other matters. 


ASSOCIATION OF An equally important organization, 

CITY PLANNERS less technical, but affording a wider 
opportunity for the exchange of city 
planning ideas, experiences and con- 

clusions is ““The Association of City Planners of Los Angeles County”. This 

organization, since its inception in 1924, has held regular monthly meetings, 

each time in a different community. Its membership is made up of city 
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councilmen, members of city planning commissions, city engineers, city 
attorneys, park superintendents, mayors and other officials and individuals 
interested in city planning. The Association was established to serve as a 
clearing house of planning information, and it has become a significant 
factor in the correlation of city, county and state planning activities. It has 
also been a useful means of contact for the Regional Planning Commission, 
and a force in securing official recognition of the value of planning. 


LEAGUE OF CALIFORNIA A state-wide organization which has 
MUNICIPALITIES played a large part in the develop- 

ment of the legal background for the 

planning movement is the League of 
California Municipalities. This organization, through its Planning Section, _ 
has offered the best means of securing State legislation, without which it 
would be difficult to carry out any planning program, however well de- 
veloped. At the annual conventions of the League, the special problems of 
city councilmen, city clerks, assessors, park superintendents, street super- 
intendents and water supply and sanitation specialists are studied by this 
Section, from an entirely new angle, with results equally valuable to them- 
selves and to the city planning movement. 


DRESCOUNTY SaINTER- The final application of any part of 
DEPARTMENTAL the Regional Plan of Highways is 
COMMITTEE 


quite evidently an engineering prob- 
lem. It was found that within the 
County itself, there were three distinct types of engineering work being 
done; namely, Planning, Surveying and Construction. A final touch was 
therefore added in the matter of coordination when this office took the lead 
in the establishment of an Interdepartmental Committee, representing the 
County Surveyor’s Department, the County Road Department and the 
Regional Planning Commission. This Committee meets every week in the 
office of the Planning Commission, and provides an excellent opportunity 
for the engineering executives of these three departments to understand 
and appreciate each other’s problems. Whenever specific problems come 
up for discussion, they are considered in detail as to engineering features, 
proper assessment district limits and correlation to the Regional Plan as a 
whole. As a result, the engineering work of the County is on a more sub- 
stantial basis, there is a better sense of that mutual understanding which 
is so essential, and current projects are being undertaken and completed 
with fewer errors and less duplication of effort. 
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RELATION TO THE A special effort has been made to 
GENERAL PUBLIC keep the work of the Regional Plan- 

ning Commission in complete har- 

mony with that of the State Highway 
Commission, the State Railroad Commission, the Automobile Club of 
Southern California, the City Managers’ Association, and the various 
public utility corporations. Each of these has been found receptive to 
the principles of planning, having already learned the value of exercis- 
ing foresight in its own work. The general public has been constantly 
kept informed as to the progress of the Plan, through the maps which 
are always available for consultation at the office of the Commission, 
and through the visual presentation of special projects and studies. It 
is with such a purpose in mind that we have prepared at this time a sum- 
mary of the progress which has been made on the Regional Plan of High- 
ways for the San Gabriel Valley, together with a brief statement of the 
problems involved and the methods used for their solution. 
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RELATION OF PRESENT RE- Before proceeding to the actual sub- 
PORT TO REGIONAL PLAN ject matter, a brief statement of the 

relation which the present report 

bears to the Regional Plan as a whole 
seems in order. With over 4,000 square miles of hill and valley lands, some 
already intensively used, and others almost unoccupied, the process of deter- 
mining the wise locations for all the highways, parks, and residential and 
industrial districts of the future and the relative areas needed for each, is a 
huge task. Conclusions must be based upon thorough fact-finding surveys 
made in logical succession. 


HIGHWAY NETWORK OF The Major Highway system is the 
BASIC IMPORTANCE primary element in a Regional Plan— 

one which is fixed in extent by the 

calculable demands to be placed upon 
it, and often partially determined as to location by topographical conditions 
or by established dedications. The broad outlines of the Regional Plan of 
Highways have already been set forth on the Commission’s maps, and have 
been subject to continuous refinement through field and economic studies 
for the past five years. 


NECESSITY OF PRO- The great size of the area under study, 
CEEDING BY SECTIONS and the limitations placed on working- 
drawings by considerations of size and 
scale, led to the decision to divide the 
County more or less arbitrarily into districts, keeping as nearly as possible 
to the following natural geographic divisions: 


San Gabriel Valley 

La Crescenta Valley 

San Fernando Valley 
Antelope Valley 

San Gabriel Mountain Range 
Los Angeles Harbor District 
Pacific Coast Beach District 


The map opposite shows these geographic divisions. Each has its distinct 
problems, but all are inseparably bound together by common interests. 
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Base maps for these districts have been drawn, to a scale of 1000 feet to the 
inch, and with their aid, highway studies are proceeding in every section of 
the County. While the work of detailing a particular section is going for- 
ward, the foundation is being laid for subsequent studies in each other 
section. 


SEGLION]ZE FIRST Section 2-E, the San Gabriel Valley, 
ROSBECOMPED TED is the first district to be completed in 
detail as to highway plan. The Map 
Insert shows the Regional Plan of 
Highways for this area, as finally approved by all official agencies concerned. 
This area is well suited to serve as a demonstration of the need and value 
of a unified network of major and secondary highways. 


DESCRIPTION OF THE The San Gabriel Valley is beautiful 
SAIN GABRIEL ACEEY and productive. It is bounded on the 

north by the San Gabriel Mountain 

range; on the south by the Montebello 
and San Jose hills; on the west by the San Rafael hills, and on the east by 
the easterly boundary line of the County, which follows approximately the 
line of the San Antonio Wash. The eastern end of the County is largely 
agricultural in character, containing many fine citrus groves, while the 
western end approaches a more nearly urban character in proportion to its 
nearness to the City of Los Angeles, the metropolitan center. Only twenty 
percent of its area is at present subdivided into town lots, while nearly forty 
percent is still entirely unoccupied. 


AREA AND TOPOGRAPHY 


Area: ofhills* a pene, eo on eee 15 square miles 
Area of washes and rivers . .-. . . 20 see 
Area devoted to agriculture. . . . . SO mar és 
Total aréatst.a- ee tee i eee . 


CITIES AND TOWNS There are seventeen incorporated 
cities in the Valley with a combined 
area of 92.41 square miles, and four- 
teen unincorporated towns with a 

combined area of approximately 25 square miles. The table on the next page 
gives the present population of each of the incorporated cities and its as- 
sessed valuation, together with some figures as to ultimate anticipated 
population and future paving needs, which are referred to in another section 
of this report. 


INCORPORATED CITIES 


Alhambra Monterey Park 
Arcadia Pasadena 
Azusa Pomona 
Claremont San Gabriel 
Covina San Marino 

El Monte Sierra Madre 
Glendora South Pasadena 
La Verne West Covina 
Monrovia 


UNINCORPORATED TOWNS 


Baldwin Park Potrero Heights 
Bassett Repetto 

Duarte Rosemead 

East City Terrace San Dimas 
Garvey South Santa Anita 
Lamanda Park Temple 
Michillinda Wilmar 


ENGINEERING FACTORS The detailed study of the highway 
IN HIGHWAY PLAN and vehicular problem in the San 

Gabriel Valley was begun in 1925. 

At the outset it was determined to 
give full consideration to all the engineering factors involved and to the 
proper correlation of the Highway Plan to other phases of planning work. 
There are a number of engineering factors which influence highway design, 
and these have been considered, not separately, but in relation to one 
another. Some of the more important ones will be referred to in detail on 
the following pages. 
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POPULATION TRENDS The foremost consideration is the mat- 
AND HIGHWAY DESIGN ter of population, for in designing a 


highway system, just as in designing 

a water system or any other general 
utility service, the basic requirement is a correct estimate of population 
density, present and future. Without such an estimate, they could neither 
arrange for needed extensions, nor calculate the earning power upon which 
their financial structure depends. With this information, money can be spent 
where it will do the most. good, and equipment can be located to the best 
advantage. It cannot be expected that rapid transit or telephone lines will be 
extended without accurate information as to the population density of the 
district to be served. A certain telephone company discovered recently that 
the location of a central station serving 7500 subscribers, only one-half mile 
away from the center of population, would involve additional expenditure 
for equipment sufficient to justify an increase in the rates to subscribers of 
76 cents per month. Regional Plarining aims to accomplish for the com- 
munity as a whole what these utility corporations are finding necessary in 
their own work; namely, to establish a carefully worked out plan for future 
development, based upon accurate information as to population trends. In 
designing a water system, the engineer first determines the total amount of 
water consumed by the present population of the area to be served. From 
this he calculates the average amount of water consumed by one person per 
day. Then, by a study of the factors affecting population density in the 
area, he is able to design the necessary reservoirs, pumps, transmission and 
lateral mains to serve the probable ultimate population. Street and high- 
way systems can and should be designed on much the same basis. There are 
five factors involved in determining the area of paved highway needed for 
the safe and efficient movement of motor vehicles in a given community: 


1. Area of the district to be served. 


2. The percentages of the area which are to be devoted to the 
several types of use. 


3. The ratio of population density to area resulting from 
these various types of use. 


4. Ratio of automobiles to total population. 
5. An estimate of the proper ratio of the paved street area 


to the number of motor vehicles. 


All these factors can be calculated, and together they can be used as a means 
of determining the highway needs of the area. 
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SEGREGATION OF Taking these matters up in order, it 

OPEN AREAS is first to be noted that there are 
certain areas, which by their very 
nature are not fit or intended to sup- 

port a residential population. Two types of “open” areas will be found: 


1. Mountainous or very hilly lands, forest reserves, river bot- 
toms or washes, swamps, and the like. 


2. Parks, flying fields, golf courses, cemeteries, playgrounds, 
and large public building sites. 


The percentages of such lands in the district under study must be ascertained 
and allowed for in calculating the ultimate population densities. The loca- 
tion of these necessary open spaces also has a direct effect upon the align- 
ment of highways which must neither interfere with them unduly, nor be 
made too indirect by them. 
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ALLOCATION OF 
PROPERTY USES 


It is extremely important in plan- eric oT l 
ning to decide upon an intelli- eal Ca 
gent and complete allocation of |Z . m7 
O . 14] 
the various uses to which prop- Vm 
erty is to be devoted. A study Z|, Oa | 
has therefore to be made of the : i Z| 
remaining lands with reference to Wi oe : ‘ 
their probable uses. When this lp @ 
has been completed, the density A? a 
of the future population can be ae ‘lp Zs 
estimated, for statistical infor- bes ae Za 
mation and surveys made have Baim P% 
shown the definite relationships ari : 
that exist between the popula- 
tion density and the various uses SINGLE FAMILY DISTRICT 
of land. Some of the more im- PoeucnTot ea cere 
portant ratios which have been PERCENT IMEERVIOUS a 
worked out are shown below: 
RELATION OF POPULATION DENSITY 
TOSPROPERDTY USES 
PROPERTY USE PERSONS PER ACRE 
Partimentrilouseumet | fae t-te e Sk! Mya ate 80 
Averaceul mousttiesmms =. 5 Se. Ba wera a 10 
Jefe nb COMmMMCRCIala goa, Se yok does Be ie 30 
Sincietamilyamwellime 4.94), 2 leo a ee 15 


When these uses are predetermined and regulated by ordinance, as they 
should be in the interest of efficient and orderly community growth and 
progress, it is possible to calculate the probable maximum population that 
will ultimately occupy the given area, or any of its parts. Such regulation 
by ordinance, commonly called zoning, is of great value, too, in guiding 
community growth in an orderly manner, as will be pointed out in other 
portions of this report. 
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HUNDREDS OF THOUSANDS OF PERSONS 


1960 — 


PROBABLE ULTIMATE The figures for the population growth 
POPULATION of the San Gabriel Valley as a whole 

have been compiled as far back as 

figures were available, and plotted on 
a logarithmic chart, shown opposite. It was then possible, by projection, 
to determine the probable future population of the whole area for a period 
of fifty years, assuming present trends to continue in effect. These figures, 
together with the study of the topography and reasonable land uses just 
outlined, offer a valuable check on the population estimates determined and 
on the correctness of the allocation of land. Together they offer the means 
of predicting with a fair degree of accuracy the number of people who will 


be using motor vehicles in the San Gabriel Valley during the next half 
century. 


AUTOMOBILE 
DENSURY INDEX 


On the same logarithmic 
chart as the population 
curve should also be plot- 
ted acurve indicating the 
actual automobile regis- 
trations for this area. 
This curve can be pro- 
jected into the future by 
the same method as that 
used for the anticipated 
population. From astudy 
of these two curves, a 
third curve, called the 
automobile density index, 
may be derived, as shown 
in the cut. 
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PAVED STREET Setting aside for the moment aes- 
AREA REQUIRED thetic values and other considera- 

tions, the requirement of any com- 

munity as to paved area is a function 
of the number of automobiles operating in the district. It has just been 
shown that there is a definite relationship between automobiles and popula- 
tion. Experiment has also shown that there is an equally definite relation- 
ship between the number of automobiles in a given area and the amount of 
paved street area required, on through highways and major streets, for the 
safe and efficient movement of traffic. As is usual in design, peak loads were 
taken as the controlling factor in working out the diagrams shown, which 
indicate the result of studies made along these lines. 
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SQUARE FEET OF PAVEMENT ON THROUGH HIGHWAYS 


VOLUME OF The conclusions thus reached have 
TRAFFIC FLOW been verified and strengthened by the 

study of general statistics as to the 

development of the automobile in- 
dustry and the ability of the people to continue to purchase and maintain 
automobiles. The drawing on the opposite page shows in a graphic manner 
the rapidity with which motor vehicle traffic has increased during the last 
decade. In California this year, the registration of automobiles is 1,829,759, 
of which 719,879 are in Los Angeles County. The average speed maintained, 
too, has its effect on street capacities, and this relationship has been the 
subject of special studies by this department. 
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Growtn of AUTOMOBILE REGISTRATION 
1915 in LOS ANGELES COUNTY 
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SAGIARY, When the actual amount and proper 
PROVISIONS distribution of the paving needed 

have been worked out, the detailed 

design of the alignment of the individ- 
ual highways is the next problem. Here considerations of safety are of 
paramount importance. This means provision for long, unobstructed 
view, or ample sight distance; the elimination of sharp curves and dangerous 
grades, and a careful study of intersections. 


SIGHT DISTANCE A substantial contribution to the pro- 
AND HIGHWAY DESIGN tection of the careful driver from the 

careless one is the provision for long 

unobstructed views or adequate 
“sight distance” in the design of our modern highways. The matter of 
“stopping distance’, however, is very closely related to the sight distance 
factor. A motor vehicle operator, to be called a “‘safe driver’, must operate 
his car at such speed that it can be stopped within the distance that is sure 
to be free from obstruction. There are several factors on which the stopping 
distance depends: the speed of the car, the surface of the road, the condition 
of the pavement and the reaction time of the driver. 


STOPPING DISTANCE A definite relation can be stated 
between the speed of a car and the 
stopping distance under certain con- 
ditions. In the following tabulation 

are shown the rate of speed in miles per hour and in feet per second, the 

stopping distances in feet for two-wheel and four-wheel brakes, published by 
the Thermoid Rubber Company, and stopping distances from an actual 
test with a two-wheel brake car. The stopping distances are from the time 


DISTANCE REQUIRED TO STOP AN AUTOMOBILE 


Miles per Feet per *2 Wheel *4 Wheel Actual 

Hour Second Brakes** Brakes** Tests* 

10 14. 66 oe? 6.17 9.0 

15 22.00 20.8 Ibg9> 4 eee 

20 29253 3M 24.7 34.9 

» 36.66 58 38.6 5576 

30 44.00 83.3 bis) 74.4 

35 5133 113 75.6 fee 

40 58. 66 148 OSah 13555 

45 66.00 187 124.9." =. See 

50 55> 2354 154 178.0 
*From Thermoid Rubber Company Chart. ** With brakes in proper adjustment. 
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the brakes are applied until the car comes to a full stop. The prescribed 
conditions are a dry, level road and a uniform deceleration from a known 
to a zero velocity. The spirit of competition which exists between manu- 
facturers has made it necessary that such an important function as the 
ability of an automobile to stop in a minimum distance for any given 
speed be kept on a par with that of other cars in the same class. 
Otherwise great sales resistance would be encountered. As a result the 
braking qualities of cars are now so perfected that it can be safely 
assumed that, under similar conditions, there are certain maximum dis- 
tances in which all automobiles can be brought to a full stop. Of 
course the grade of the highway, the type and condition of the pavement, 
whether wet or dry, must be taken into consideration in studying individual 
cases. The remaining factor which determines whether or not there will be a 
collision is the time element required, after first sighting the object of col- 
lision, to apply the brakes. This consists of two distinct parts: (1) the time 
in which the brain registers the impression of the object and makes a deci- 
sion, and (2) the time required for the transmission of that decision to the 
nerves and muscles which must operate the brakes. This time varies with 
individuals, but the United States Bureau of Standards has found the 
average reaction time of persons tested to be approximately one-half second. 
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EEEEC ORE IG: In view of the fact that this reaction 
WAY CURVATURE time is thus shown to be nearly con- 

stant, discussion will be confined to 

the time the driver has available in 
which to bring his automobile to a full stop after first sighting an obstacle. 
This time is a direct function of the “sight distance’, and these two quan- 
tities determine the safe speed. The farther away a driver sees the object of 
collision the less likely he is to collide with it. For example, if he were driv- 
ing on a flat section of prairie land where there were no buildings, no vertical 
nor horizontal curves, his vision being unobstructed to right or left or along 
his course of travel, there would be little danger of collision, and the safe 
running speed would be high. On the other hand, on a curve the view may 
be obstructed by embankments, buildings, trees, bushes or parked vehicles. 
The driver, say on a curve to the right, can see his right hand side of the 
road ahead for a definite distance. If in this distance he sees no obstruction, 
he has a clear course equal to his “‘sight distance’, but no more. This sight 
distance constitutes the safe “stopping distance’, which in turn determines 
the safe speed. 
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CALIFORNIA HIGHWAY COMMISSION 
SIGHT DISTANCE ON HORIZONTAL CURVES. 


CURVES DESIGNED Disregarding for the moment the in- 
FOR MAXIMUM SAFETY fluence of other traffic conditions, it 

is possible to establish the relation 

between ‘sight distance” and “‘stop- 
ping distance’, and the proper values for these factors being known, it is 
possible to design highways for safety at desired maximum speeds. The 
accompanying graphs prepared by the California State Highway Commis- 
sion show for varying widths of roadway the lengths of radii on horizontal 
curves and the lengths of parabolic curves necessary to obtain a given sight 
distance, and to assure a maximum of safety for all traffic on the major high- 
way system. 


SIGHT DISTANCE At intersections the relation between 
AT INTERSECTIONS sight distance and stopping distance 


becomes a somewhat different prob- 
lem. A driver approaching an inter- 
section at any given speed should have a sight distance along the cross street 
sufficient to enable him to see a vehicle approaching from the right or left 
in time to decide to stop, apply the brakes and come to a full stop before 
entering the intersection. This principle has been recognized in the design 
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RIGHT TURN 
— No PARKING 


The corner cut-off allows for economic design of 
culverts and cross-drains, increases visibility and 
permits a large radius at the curb which expedites 
traffic. Where street cars turn, greater safety is 
attained, as one lane of traffic is continuously clear. 


Comecete Desian FoR AN INTERSECTION 
OF TWO MAJOR STREETS 


of intersections in Los Angeles County. Experience has demonstrated the 
value of discarding the square corner for properties at street intersections. 
The change from this obsolete custom has added to the safety of inter- 
sections because of better visibility. It likewise has permitted advantageous 
architectural treatment for business properties at street intersections. But 
the most important factor of corner treatment is the added element of safety 
and expeditious movement of traffic. 


RRESENTAPRACTICE-OF Experiment, combined with calcula- 
CORNER TREATMENT tion, has defined the most reasonable 


and effective treatment for street in- 

tersections of varying widths and 
angles. Streets now being developed have the block corners cut back either 
on curves or on diagonal lines so as to afford the proper sight distance for 
cars travelling under control at reasonable speeds. It would be economically 
impossible to provide by this means so large a sight distance at corners that 
cars travelling at speeds usual on the open highways would be given the 
necessary stopping distance. As may be seen in the table of stopping 
distances above, a car travelling at forty miles per hour, for example, re- 
quires a distance of from 100 to 150 feet in which to stop besides approxi- 
mately 30 feet travelled during the time occupied in reaction and decision 
by the driver. To supply sufficient sight distance in this case it would be 
necessary to cut the corner back so far that the intersection would become 
too large and even dangerous. 
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FOR MAJOR AND SECONDARY STREETS ~ STUDY OF STANDARDS FOR 
CURB RETURNS AND PROPERTY LINE CUT-OFF 


THE REGIONAL,PLANNING COMMISSION 


SUBDIVISION SECTION 3003010040 June 1929 
SCALE IN FEET 


STANDARDS FOR CORNER Intersections of fully improved streets 
TREATMENT IN presume some degree of urban de- 
SUBDIVIDED AREAS velopment and reasonable speed for 

vehicles. Accordingly, standards for 
corner treatment in built up sections are based upon the assumption that in 
approaching a corner the speed of cars will be reduced to from 20 to 30 miles 
per hour (depending upon the braking performance of the individual car) 
until reaching the point where the proper sight distance is gained. At this 
point and at these speeds the driver will have sufficient time and distance 
to make his decision and to stop if necessary, or to proceed without further 
loss of time. In the case of intersections at acute and obtuse angles, il- 
lustrated above, economic factors and questions of traffic flow must be con- 
sidered in addition to the “sight distance”. The latter usually being ample in 
the nature of the case, these other factors are found to have sufficient weight 
to modify the requirements considerably. All of these matters have been 
given the most careful study by the Commission, and resulting conclusions 
have been embodied in the regulations for land subdivision and in proceed- 
ings for the opening and widening of highways. It frequently occurs how- 
ever that an intersection including more than two highways, or one involv- 
ing a bridge, a separation of grades or some other special difficulty, must be 
made the subject of study and design as an individual problem. 
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INTERSECTION As the Highway Plan is developed, 
STUDIES detailed studies are made: of all 

complicated intersections. This in- 

volves an analysis of traffic move- 
ments and the effect on property values, as well as consideration of safety. 
Wherever any proposed highway is so located as to cut through private 
property, an effort is made to fix the alignment so as to provide for the 
best use of the remaining parcels of land. The accompanying drawing 
shows such a study made in the vicinity of Devil’s Gate Dam, northwest of 
Pasadena. This was a difficult highway and traffic problem, and there 
has been congestion at this point for a number of years. The topography 
indicates the location of the dam itself as the best site for a bridge of 
adequate width. The division of jurisdiction between the County, the 
City of Pasadena, the Flood Control District and the City of Pasadena 
Park and Water Departments added further complications to those resulting 
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from the diversity of private ownership. This problem was taken up 
from a strictly technical point of view, and when a satisfactory solution had 
been found, it was presented to the various jurisdictions for their approval. 


ROSEMEAD BOULEVARD Another example of an entirely dif- 
ANOTHER EXAMPLE ferent type is illustrated below. This 

is the intersection of two major 

highways. Foothill Boulevard, a State 
highway, is an important east-west artery of traffic, while Rosemead Boule- 
vard, now being developed, will have considerable importance as a north- 
south line. The problem here was to provide for the deflection of a con- 
siderable portion of the traffic coming westerly along Foothill Boulevard to 
the north over the proposed extension of Rosemead Boulevard so as to 
pass through Altadena on the Foothill Boulevard there, and thence across 
the Arroyo Seco into Michigan Boulevard in La Crescenta Valley. Michi- 
gan Boulevard is also a State highway. This deflection will permit free 
movement of travel from San Bernardino and the east to the Ridge Route 
and points north in a much more direct manner than is possible at present, 
by-passing areas of traffic congestion. In this case, too, the solution 
has been presented for approval to all concerned. 
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INTERSECTION AND CONNECTION 
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VALUE OF Similar methods were followed in the 
THIS METHOD design of the underpass of Garvey 
Avenue, east of the City of El Monte. 
In fact, the entire Regional Plan of 
Highways is being developed upon the basis of such studies as these. The 
Plan in its finished form, although seemingly general in its nature, is in 
reality very carefully detailed throughout. In many cases, instrument 
surveys have been made, to determine exact locations. But the greatest 
emphasis has always been placed upon the importance of properly cor- 
relating project with project, so as to develop plans for an adequate system 
of highways, with due regard for property rights; and to secure for it the 
approval of all interested parties. This procedure typifies the methods of 
the Commission, and has been found to build up a spirit of harmony. 
While the Plan as a whole is of benefit to the community, the information 
it conveys to all interested parties is of special value, as it permits them to 
develop their respective holdings more safely and more effectively. 
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CORRELATION WITH On the foregoing pages, some of the 
OTHER PHASES OF PLAN more technical engineering problems 

involved in highway design have been 

briefly outlined. These by no means 
complete the story, nor could a highway plan that would stand the test of 
time be based upon these considerations alone. The highway system is 
only one of the several elements which make up a comprehensive Plan. 
It is therefore vital to the effectiveness of the Highway Plan that it be 
studied at all times in relation to each of the other elements. For ex- 
ample, it must be developed in cadence with the plans for parks and park- 
ways, zoning and the regulation of new subdivisions. It must be properly 
correlated to the provision made for other means of transportation, such 
as rapid transit lines, railroad lines and airports. All these facts have been 


kept constantly in mind in the preparation of the Regional Plan of Highways 
for the San Gabriel Valley. 


THE HIGHWAY PLAN AND _ When the subdivision of land is pro- 
THE SUBDIVISION OF LAND  perly done, the results are of lasting 

benefit to all concerned. When it is 

badly done, the damage is great and 
frequently almost irreparable. The subdivider, the purchaser, the utility 
corporations, the banks and financing companies and the public are all 
better safe-guarded if there be established a set of fair and workable regu- 
lations, which will govern such subdivision of land in a manner conducive 
to the best interests of the community. There is also a vital relationship 
between this and the development of the highway system. 


Tie elihy <COMPOSED Every city is made up of a series of 
OF SUBDIVISIONS subdivisions. Its character is estab- 

lished at the start by the type and 

tone of the early subdivisions, and 
its frame-work of streets bears the almost indelible stamp of the succession 
of tracts which have been added to it throughout the years. One of the 
first items that any planning commission must consider is the street system 
and how to protect and extend it effectively. The most valuable means 
of doing this is through the use of a carefully drawn set of regulations fo 
new subdivisions. This is the only way in which new additions can be 
made to conform with the predetermined plan of the city. These regula- 
tions must be fair and reasonable, and based throughout upon the experi- 
ence and judgment of able men. 
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TECHNICAL ADVICE 
IN PREPARING 
REGULATIONS 


Such a set of regulations was 
prepared by the City and 
County Engineers’ Association 
in 1923 after a considerable 
amount of research. The ten- 
dency toward decentralization 
of population, the special char- 
acteristics of our cities, lot 
area requirements, utility re- 


quirements, traffic needs, land A ray AL Smpget Deuce 
values—all Wee even the eon PLANNING Soins 


attention of these experienced eee evecare ee 
technical men. In order that 

the view point of everyone 

concerned might be embodied 

these regulations, they were submitted in the course of a series of confer- 
ences to groups of realtors, subdividers, subdivision engineers, financiers 
and architects. In this way was formulated, by the very men most closely 
associated with the physical development of their respective communities, 
a set of standard regulations well adapted for use throughout Los Angeles 
County. 


STANDARD REGULAC- These regulations were adopted by 
TIONS ADOPTED the Regional Planning Commission 
and have been successfully used in 
connection with the 1853 tracts sub- 
mitted during the past six years. That they have stood up under this very 
thorough test is best indicated by the general approval of them by sub- 
dividers and realtors, and by the fact that in 90 percent of the cases there 
has not even been a request for any exception or change in the require- 
ments. The considerations which led to the adoption of some of the more 
important standards are outlined briefly on the following pages. 
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WIDTH OF The diagrammatic cross-sections at 
LOCAL STREETS the top of this and the next three 

pages illustrate the standards of the 

Commission as to local streets, local 
hillside streets, secondary highways and major highways. The requirement 
of 60 feet as the width for local streets is based upon experience and practical 
necessity. Allowing |2 feet on each side for the sidewalk and planting strip, 
leaves 36 feet for the width between curbs, called the roadway. This is 
believed to be a minimum for the free and safe movement of traffic, allowing 
for one lane of moving vehicles in each direction, and standing vehicle 
against each curb. It also permits the driver to make a right turn into a 
driveway without swinging over to the wrong side of the street. Most such 
streets should be continuous, but where a particular situation requires the 
use of a “‘dead-end”’ street, there should be an adequate turning circle, with 
careful arrangement of lots and buildings, as in the case shown opposite. 
The attractive landscape treatment so essential to the restful atmosphere of 
a residential section depends equally upon effective choice and placement of 
street trees and upon the establishment of a uniform building line so as to 
allow sufficient space for proper planting in front of the houses. 
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A Residential Street, Alhambra 
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WIDTH OF 
MIPES DES EREEMS 


Local hillside streets are not 
required to be as wide, but 
should be at least 40 feet in 
width where the conditions are 
such as to make one sidewalk 
practical. A single sidewalk 
is usually placed on the down- 
hill side with planting strip 
and space for sidewalk and 
lights, as shown in the sketch, 
and four feet is left between 
the curb and the property line 
on the other side for orna- 
mental lights and utility con- 
duits. Where no sidewalk is Av New Hillside. Strest sBevertyattitic 
necessary, the requirement for 

the right-of-way may be re- 

duced to 30 feet, but experi- 

ence has shown that under no circumstances shuld the roadway be less 
than 26 feet. On hillside streets it is recommended that trees be planted 
directly on the right-of-way line. The illustration to the right shows a 
well-located road in hilly country as it appears before the building of 
the houses, and the drawing above shows the arrangement of planting, 
utilities, sidewalk and paved roadway in a typical cross-section. 
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WIDTH OF SECONDARY In the case of secondary highways, 
HIGHWAYS which are designed to accommodate 

two moving lanes of traffic in each 

direction, a standard width of 80 feet 
is required, with a 56-foot roadway. This width between curbs provides for 
two 8-foot strips reserved for standing vehicles, and four 10-foot lanes for 
moving traffic. There will be two 12-foot sidewalk and planting strips on 
each side between the curb and the property line. On streets 80 feet or more 
in width, better and more economical service will be had if utility mains are 
run in duplicate, one on each side of the street. The required roadway width 
is of course for heavy traffic conditions, and it will be found in some cases 
that paving of less width will suffice for present needs. The essential thing 
is to provide for the full right-of-way and to plant trees and place utility 
mains where they will not have to be disturbed when the roadway reaches 
its final width. 


A Secondary Highway Devoted to Residential Use, San Marino 
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With OF Major highways are designed to ac- 
MAJOR HIGHWAYS commodate three lanes of moving traf- 

fic in each direction, and the right-of- 

way should therefore be at least 100 feet 
inwidth. Inorder to provide a slightly wider sidewalk and planting strip, the 
maximum width of roadway is placed at 74 feet. Lesser widths of paving 
may serve for present needs, the full amount being required only in business 
districts or in sections where the traffic is extremely heavy. Where the high- 
way is bordered by residences, it is often sufficient to pave a 56-foot road- 
way leaving much wider strips for planting on the sides until such time as the 
traffic warrants the paving of the full width. Proper treatment of these 
strips will give the district a distinctive residential appearance and reduce 
traffic noise and dust. On this and the following page are several illustra- 
tions of major highways, showing various types of development. Orange 
Grove Avenue, in Pasadena, is beautifully developed for residential use of 
the highest character. Wilshire Boulevard, in the City of Los Angeles, is 
rapidly developing as a business thoroughfare with many fashionable shops 
and apartment houses. The extension of Alosta Avenue, east of Glendora, 
involving construction of an underpass, is being carried out by the State 
Highway Commission, and like Huntington Drive, Monrovia, recently 
completed, is an improvement link in the Highway Plan of the San Gabriel 
Valley. 


Orange Grove Avenue, Pasaeena 
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Wilshire Boulevard, Los Angeles 
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Under Construct 


Glendora, 


Alosta Avenue, 


Huntington Drive, Monrovia 
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LOTASIZES In adopting a planning policy con- 
sistent with the development most 
desired in California cities, a difficult 
question which had to be settled was 

the determination of the proper minimum size of lots. To avoid overcrowd- 

ing in the ultimate stage of development, it has been thought advisable to 
require that those intended for ordinary residential use should have an area 
of not less than 5000 square feet. First adopted as a minimum at the sug- 
gestion of the City and County Engineers’ Association in 1923, experience 
has demonstrated the justification of this regulation. The Commission 
believes that the width of residential lots should not be less than fifty feet. 

An exhaustive study of lot sizes made by the Subdivision Section in April of 

this year showed conclusively the greater relative value to the community 

as a whole of lots fifty feet wide as compared with those of lesser widths. 

Such lots were in greater demand, had better resale values, were more 

readily adaptable to 


different types of use, 
reduced the likelihood 


of land overcrowding TRACT N2 9893 
7 IN THE COUNTY OF LOS ANGELES 
and in general were 
fonad d i WLP OF THe NORINEAST Oe QUARTER OF SECTION 26 
1 : 
- TIN., R.17W, 5.B.M, AND THAT PORTION OF OLD TOPANGA = Fi 
oun to pro uce a et CANYON ROAD AS VACATED IN BOOK PAGE, OPCML ras 
RECORDS OF LOS ANGELES COUNTY. ¢ 


ter type of develop- SURVEYED BY: CHAS.C MILLER, MAY, 1929 SCALE-/*=40 
ment. In the case of a 
hillside and canyon 
cabinsites, to which 
people go for seclusion ; 
and rest, there is no [ 
reason for reducing this 
standard. In fact act- 
ual observation of 
builtup communities of 
this type rather indi- 
cates thecontrary. Ex- 
perience has shown 
that better values can 
be established, and 
that finer development 
will result, with less fire 
hazard, if the lot areas 
are increased rather 
than decreased. 
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Apartment House, Pasadena. Units Grouped Around a Spanish Patio. 


APARTMENTS When it is known that the land ts like- 
AND COURTS ly to be used for apartment houses or 

courts, the question of lot sizes is of 

the greatest importance, and good re- 
sults cannot be obtained by adhering to such a minimum area. The size 
of the lot upon which an apartment house is placed may very materially 
affect its value as an investment. The absence of sufficient open space 


A Court, With Generous Allowance for Garden. 
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about such a building, the erection of close-up rivals on adjacent lots, or the 
arrangement of windows on narrow interior courts, may reduce the per- 
centage of occupancy, and consequently the earning power. There is a grow- 
ing demand for large deep lots for such buildings, and several adjacent lots 
or even entire blocks are sometimes purchased so as to permit better arrange- 
ments of units. One of the surest ways to increase the earning power of such 
buildings has been found to be provision for a set-back from the street line 
sO as to permit some landscape treatment of the front yard. Such treatment 
contributes to the appearance of the building. This brings increased rentals 
and a greater proportion of long-term tenants, for such a building is more 
attractive and home-like. At least 25 feet should be allowed for effective 
planting. This, with the necessary depth of the building itself and proper 
allowance for a rear yard and garage space, indicates that not less than 150 
feet in depth should be required for such lots. 


BUSINESS LOTS A survey has shown that the average 
depth of business buildings is not 
more than 60 feet, which would in- 
dicate a lot-depth of 100 feet as suf- 

ficient where this use is definitely established. There should be a 20-foot 

alley in the rear of all such lots, as shown in the drawing on page 22. 


The two subdivisions shown here are examples, one in 
a curvilinear, the other in a straight layout, of the in- 
creasing popularity of the deep lot as a high-class resi- 
dential unit. 


TRACT N® 10579 ie “a 
ste ee \ 
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An Actual Industrial Subdivision 


INDUSTRIAL PROPERTY Industrial land is usually disposed of 
at better advantage if held in acreage 
and sold in parcels adequate for the 
specific needs of each purchaser. The 

average minimum width of property used for industrial purposes along 

railroads is 200 feet, which indicates that lots intended for this use should 
have at least that depth. In order to preserve a maximum amount of in- 
dustrial land, which is never too abundant, it has been the policy of the 

Commission to avoid planning any highway immediately adjacent to a 

railroad right-of-way. Local streets should be at least 150 feet, and the 

center-lines of all highways at least 500 feet therefrom, as shown in the 
diagram below. 


HIGHWAY 
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PROPER LOCATION OF HIGHWAYS PARALLEL TO RAILROAD MAKES POSSIBLE THE 
DEVELOPMENT OF THE LAND BETWEEN FOR EITHER INDUSTRIAL OR RESIDEN- 
TIAL USE AND ALLOWS SUFFICIENT DISTANCE FOR GRADE SEPARATION. 
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The subdivision regulations as | ewes ns ZOE 
drafted by the City and County Pro ae 
Engineers’ Association in 1923 <2 gt Bore aaa mes 
and adopted by the Regional EN OTe 
Planning Commission have been eis aN 
revised only very slightly in the Ga y 
course of the six years they have - 
been in use—these revisions con- west coat for a Major ina chorea nee 
ee : . to the railroad, and the provision for the extension 
sisting mainly of adjustment of of Colorado Street, another Major Highway, in this 


subdivision, east of Pasadena, 


details of procedure and the 
smoothing out of the language. 
Conferences are under way at 
the present time with city and county officials and subdividers, with 
the object of reaching agreement on a standard set of regulations. It is 
hoped that these will prove suitable for adoption not only by the County, 
but by every city within the County so that all will be in accord on this 
matter. The text of the regulations as now in use is given on the following 


pages. 


Parks Snown Thus [] 


An Attractively Designed Subdivision, Montebello. 
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REGULATIONS FOR THE SUBDIVISION OF LAND 


NOT Es! O THE ENGINEER The following subdivision regulations are 

the standard of practice which have been in 
general use in the unincorporated territory of the County of Los Angeles since 1923. 
When preparing to subdivide a parcel of land, the Engineer should: 


1. Confer with the Subdivision Engineer of the Regional Planning Com- 
mission, or his assistant, as to the highway, subdivision and zoning 
plans of the Commission affecting this parcel of land. 


2. Obtain a tract number from the office of the County Surveyor. 
Read the Subdivision Regulations carefully. 


Prepare a Tentative Map on tracing paper or tracing cloth showing all 
information as listed in the regulations. 


5. Submit the original and as many copies as required to the Regional 
Planning Commission, with all information which is likely to affect 
the plan. 


6. Receive a receipt for copies in the name of the record owner from the 
Commission. 


7. Receive the returned original with recommendations of the Com- 
mission. 
Note: No part of the final survey or final calculations for this map 
pertaining to lots or street plan should be made until the recom- 
mendations of the Commission on the tentative map have been received. 


8. Proceed with the preparation of the final map and survey, as prescrib- 
ed by the Map Act of 1929, in accordance with recommendations of 
the Commission and other County Departments. 
An approval of the map will be given by the Commission when all requirements 
have been met. 


TENTATIVE MAP Under the state law, whenever a sub- 

division is to be placed on the market, a 
map thereof must be offered for record which is subject to approval by the plan- 
ning commission. The original of a tentative map, on tracing cloth or paper, and ten 
copies thereof, must be filed with the planning commission. Where the subdivision 
is within three miles of the corporate limits of any city, two additional copies for each 
such city will be required. An additional copy will be required for a subdivision on a 
State Highway and for a subdivision planted to citrus trees. This map must be drawn 
to a scale (preferably 100 feet to the inch) sufficiently large to show the details of the 
plan clearly, and shall indicate: 


(a) The tract number, and the commercial name, if any; 
(b) Sufficient legal description to define location and boundaries; 
(c) Name and address of record owner, subdivider and engineer; 


(d) Location, names and present width of adjacent streets, highways 
or ways; 


(e) The width and approximate grade of all streets, highways and 
ways proposed for dedication; 


(f) The approximate width and location of all easements for drainage, 
sewage or public utilities; 
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(g) The approximate radius of all curves; 

(h) The approximate dimensions of all lots; 

(i) The approximate location of areas subject to inundation or storm 
water overflow and the location, width and direction of flow of all 
water courses; 

(j}) Source of water supply (or note stating source) ; 

(k) Method of sewage disposal (or note stating method) ; 

(1) Use of property, proposed; 

(m) Public areas proposed, if any; 

(n) The tree planting plan, if any; 

(0) Contour lines (where topography controls the layout) ; 

Date, north point and scale; . 
Sufficient blank space should be allowed on the sheet for certificates and approvals. 


!. HIGHWAY PLAN The Regional Plan of Highways shall be 

the basis for all subdivision plans. The 
tentative map will be disapproved if improper or inadequate provision is made for 
streets, highways and ways. 


2. MAJOR HIGHWAYS Major Highways, as planned along section 

lines, or along lines of heavy or projected 
heavy through traffic flow, will be required to have a width of not less than 100 feet; 
provided that 


(a) where there is a railroad right-of-way down the center, a width of 60 
feet will be required on each side thereof; 


(b) where parkways are indicated by the topography, or are needed to 
connect units of the regional park system, greater widths may be 
required; 


(c) in mountainous country, widths somewhat less may be accepted. 


3. SECONDARY HIGHWAYS Secondary Highways, as planned approx- 
imately midway between Major Highways, 
will be required to have a width of not less than 80 feet; provided that 
(a) where there is a railroad right-of-way down the center, a width 
of 50 feet will be required on each side thereof; 


(b) in mountainous country, widths somewhat less may be accepted. 
Note. Where a major or secondary highway is planned adjacent 
to a railroad right-of-way, the width required may be reduced by 
the omission of the usual parking strip and sidewalk on that side. 
Width for the curb will not be omitted. 


4 SEREET WIDTHS Through streets, and, in general, all other 
streets will be required to have a width 
of not less than 60 feet; provided that 

(a) where the type of adjacent development or other economic factors 
render it advisable, very short streets in residential districts may be ac- 
cepted with a width of 50 feet; 


(b) similarly, local streets in steep hillside subdivisions may be accepted to a 
minimum width of 30 feet provided a 20-foot roadway is practicable. 


5. ALIGNMENT All streets will be required, as far as practic- 

able, to be in alignment with existing streets 
and in general conformity with the plans made for the most advantageous develop- 
ment of the area. Streets will be required to intersect one another at an angle as near 
to a right angle as is practical in each specific case. 
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6. CONTINUITY Where a new subdivision adjoins acreage 
likely to be subdivided later, the new 
streets will be required to be dedicated through to the boundary lines of the tract. 


(oe DEADPENDASTREETS Dead-end streets will not be approved where 


a through street is practicable. Wherever 
a dead-end street is permitted, an adequate turning circle will be required. 


8. GRADES AND CURVES A grade exceeding 6% will not be approved 

except for short stretches where the topog- 
raphy makes it necessary. But no grade over 10% will be approved, except where 
conclusive evidence is given that a lower grade is not practicable. A center line radius 
of not less than 75 feet will be required for curves on local mountain roads. A center 
line radius of not less than 300 feet will be required on mountain roads of major im- 
portance. A lesser radius will be considered in either case only when sufficient evidence 
is given that these radii are not practicable. 


o> REEW IMPROVEMENES The subdivider will be required to improve 

or agree to improve all land dedicated for 
streets, highways and public ways. Such improvements are to include street surfac- 
ing, sidewalks, curbs, culverts, bridges, drains, domestic water supply and other struc- 
tures necessary to the use of such streets, highways and public ways or the proper 
drainage thereof, as required for the particular subdivision. 


10. POSTING OF BONDS If the improvement work be not completed 
satisfactorily before the streets are dedicat- 
ed, the owner or owners of the subdivision will be required immediately upon accept- 
ance of the final map to enteras contractor into an agreement with the Board of 
Supervisors, whereby, in consideration of the acceptance by the Board of the highways 
offered for dedication, the contractor agrees to furnish the equipment and material 
necessary and to complete the work within the time specified in the agreement. To 
assure the County that this work will be completed, two bonds must be furnished, one 
guaranteeing the faithful performance of the work in a sum equal to the estimated cost, 
and the other a bond for the security of material, men and labor in a sum equal to one 
half of the estimated cost. These bonds must be furnished by a surety company. 


tl SEREET- PEANS Plans and profiles of the proposed street 
AND PROFILES improvement must be furnished to, and 
approved by the County Road Department, 
before the map will be accepted for record. 
These plans and profiles will be required to show full details of the proposed improve- 
ments, according to the standards and specifications required by the County Road 
Department. . 


12. CORNER TREATMENT At all block corners a rounding at the curb 
and a rounding or a diagonal cut-off at the 
property line will be required as follows: 


(a) where two streets 80 feet or more in width intersect at an angle of 
90°, or where a local street intersects a-street 80 feet or more 
in width at an angle of 90°, a |7-foot cutoff, measured along the 
tangent from the point of intersection, or a curve with a radius of 
30 feet, will be required on the property line. 
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(b) where two local streets intersect at 90°, the block corner will be 
required to have a I7-foot cutoff or a curve with a radius of 15 
feet on the property line. 

(c) streets which intersect at angles other than 90° will be considered 
as special cases. No intersection of streets at angles less than 30° 
will be approved. 


Se sALLEYS Alleys 20 feet in width will be required in 

the rear of all property facing on all streets 
80 feet or more in width. In other cases alleys may be required. Where two alleys 
intersect, a 10-foot cutoff will be required. In all cases where alleys are not provided, 
easements of a width adequate for such storm drains and sanitary sewers or other public 
utilities as the case demands will be required along the rear of each lot, and elsewhere 


if necessary. 


14. BLOCKS Blocks over 900 feet in length will not be 

approved, unless the previous layout or 
topographical conditions justify a variation from this requirement. Long blocks are to 
be encouraged adjacent to main thoroughfares in order to reduce the number of inter- 
sections. The width of blocks, in general, will be required to be sufficient to allow for 
two tiers of lots. 


15. PEDESTRIAN WAYS A pedestrian way 10 feet in width will 
be required through the middle of blocks 
over 900 feet in length. 
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The Original Tract Map of Beverly Hills 


50 


[6 EOTS All lots will be required to have an area of 
not less than 5000 square feet. Lots will be 
required to have a frontage of not less than 50 feet each, except where zoned by ordi- 
nance for business use. 
(a) The side lines of lots will be required to run at right angles to the 
street upon which the lot faces as far as practicable. 
(b) Lots having double frontage will not be approved except where this 
is necessitated by topographic or other physical conditions. 
(c) Lots fronting on major or secondary highways will be required to 
have a depth of 120 to 150 feet, or more, according to the use. 
(d) No lots without frontage on a public street will be approved, except 
where city boundary lines or Torrens Title lines make it necessary. 


17. BUILDING LINES A building or set-back line may be required 

to be established not less than 20 feet from 
the front property line of the lot, and on corner lots not less than 10 feet from the 
side street line. This requirement may be modified where the topography or other 
conditions make it advisable. 


18. RAILWAY CROSSINGS If the question of railway crossings is in- 

volved, the plan of the subdivision will be 
considered in its relation to the probability of a grade separation or other treatment, 
and may be required to conform to certain conditions in anticipation of such treatment. 
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A Subdivision on Atlantic Boulevard, Monterey Park 
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19. INDUSTRIAL PROPERTY Where the subdivision is adjacent to a 

railroad right-of-way and the topography 
of the country or any zoning plans indicate that such property will be used for in- 
dustrial purposes, highways, in the same general direction as the railroad will be re- 
quired to be as nearly parallel to such railroad right-of-way as practicable and at least 
one lot-depth distant therefrom. 


20. CITY PLANS Subdivisions adjacent to a municipality 

will be considered with respect to the 
special subdivision standards of the municipality as well as the requirements of the 
Regional Planning Commission. | 


21. APPROVALS Tentative approvals of subdivisions will be 

effective for one year unless extended by 
agreement with the Regional Planning Commission. Tracts not recorded within 
this time must be re-submitted, and will be considered as new tracts. The County of 
Los Angeles reserves the right to insist on the dedication of streets, highways or other 
public ways where deemed necessary for public use. 


ADDITIONAL CONSIDERATIONS In addition to the definite requirements 

established on the preceding pages, the 
Regional Planning Commission desires to emphasize the importance of certain ad- 
ditional considerations. 


(a) Park and school sites. While not officially required, the reservation 
for public use of 10 to 15 per cent of large subdivisions is strongly 
urged, and has been frequently demonstrated to be an economically 
sound provision. 


(b) Trees. The planting of street trees in new tracts is a duty, as well 
as a piece of good business, and every subdivider should have a 
definite planting plan. 


(c) Restrictions. The commission also approves and recommends that 
certain basic restrictions be established by the recording of a declar- 
ation of restrictions, as one of the best means available for the 
preservation of values. Such restrictions should include set-back 
lines, easements for utilities, and area regulations. In certain cases 
use regulations should also be established in this manner. 


IMPORTANCE OF CARE IN A subdivision is not merely a means for ‘ 
LAND SUBDIVISION marketing land; it is far more, a process in 

“community building. The fleeting economic 

_effect of the act of selling soon gives way 
to the permanent, inexorable economic and social effect of the layout as a part of the 
form and life of the community. No subdivision is too small to have character. It 
may be no more than the appropriate curving of a street, or the arrangement of the lots, 
or the skillful use of set-backs, or the planting scheme; but it may give a mere linear 
design distinctiveness, life and charm. The Staff of the Commission is prepared to give 
to all who are interested its advice and assistance in every detail pertaining to this 
work of community building. It is suggested that the Regional Planning Commission 
be consulted before tentative maps are prepared. 
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REGULATION INVOLVES Successful subdivision control in- 
MORE THAN RULES volves much more however than the 
routine application of a set of regula- 
tions. The real proof of the planning 
organization’s effectiveness is found rather in the methods of handling the 
varied interests and personalities involved so as to produce harmony and 
willing cooperation. The protection and development of the major high- 
way system through dedications in connection with new subdivisions de- 
pends upon gaining the confidence of the property owners, and this can only 
be done by establishing a reputation for fairness, for reasonableness, and for 
firmness. All must be dealt with on the same basis so that faith may be 
kept with those who have gone before, and the right maintained to make 
equal requirements of those who are to come. But in addition there is 
the element of design. Individuality is not be to discouraged, and each new 
tract must be seen as a new problem, different from every other, and requir- 
ing its own special treatment. One or two examples will be of interest as 
demonstrations of the widely differing problems encountered. 


THOROUGH STUDY BRINGS © The first drawing shown is of a tract 
See bes h PREATMENT, lying in a rather rugged portion of 


the La Crescenta Mountains. It il- 
lustrates the value of preparing a 
number of alternate schemes for a subdivision or a parcel of land. Frequent- 
ly persons who are not familiar with the work of preparing tentative sub- 
division layouts overlook the importance of this. Not only does this method 


OCCUPANGY<OF LOTS IN LOS ANGELES, COUNTY 


Date Total Number | Occupied Percent. Vacant Percent. 
July, 1924 900,412 404,293 45 496,119 55 
January, 1925 929,762 NR absisen ee I tea De ne. 

January, 1926 964,222 See AS 

January, 1927 OOD IB0-= Pe Orns 

January, 1928 1,040,044 ie ene Rene Ane kets Se cae 
January, 1929 1,073,971 507,293 47 566,678 53 


Note: Over half of the lots in Los Angeles County were vacant in 1924 
and the vacancy was decreased by only two percent up to January I, 1929. 
However, there has been a material reduction in the number of sub- 
divisions being placed on the market, and a gradual reduction of this 
lot vacancy is expected in the next few years. 
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lead to better design, but it furnishes a basis for comparison. It brings out 
hidden possibilities. Sometimes several treatments can be combined to 
render maximum value and a more effective design. The Commission gave 
this tract, as first submitted, very careful attention. It was evident at 
once that the terrain had many interesting natural features, which, with 
some study, could be developed so as to enhance the value of the tract as a 
whole and of the individual lots. It was noted, too, that as the first sub- 
division in this particular district, development would tend to set an ex- 
ample for those to follow. The proposed layout as presented did not con- 
form to the regulations. There were excessive grades, sharp curves and 
lots which lacked proper frontage. There was inadequate provision for the 
ultimate extension of the streets into adjacent property which might later 
be subdivided. Nor had the engineer availed himself fully of the natural 
advantages of the area under his control. Asan example of the value of 
study and design in such cases, the alternative layout shown was worked 
out by the Subdivision Section and the Landscape Design Section. The 
revised plan was not only in full conformity with the regulations, but also 
provided more lots with better grades and without increasing the length of 
street. Further, six acres were allocated for parks at strategic locations, 
which clearly enhanced the value of the entire subdivision. 
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PROPERTY OWNERS CO- In the example shown on the opposite 
OPERATE TO PROTECT PLAN page, the acreage was of such irregu- 

lar shape that unless some coordinated 

plan were worked out, no single parcel 
could be resubdivided advantageously. This frequently occurs even in the 
cutting up of holdings which originally followed the usual rectangular 
survey lines. In the third drawing the location of the proposed major 
highways intersecting the area is shown. In such a case, it was the duty of 
the Commission to indicate a design whereby all properties could be sub- 
divided to advantage, providing at the same time for the continuity of both 
streets and highways through the entire tract. The ultimate subdivision 
of this property will probably follow very closely along the lines of this 
study. 


WORK OF THE SUB- These are but two examples out of 
DIVISION SECTION many in which the Subdivision Sec- 

tion is striving to secure layouts of 

better character and higher value, 
which contribute to the general embellishment of the community. The 
tables on this and the following page give a measure of the work of this 
Section, and show how many miles of Major and Secondary highways have 
been dedicated to public use through its efforts in the course of the sub- 
division activities of the past six years. 


PERCENT OF STREET AREA ACTUALLY DEDICATED 
IN RESIDENTIAL SUBDIVISIONS 


1924-1928 


Year 1924 1925 1926 1927 1928 
Percent 22.60 USHA WE deel ¥s) peers 20.00 


NORMAL STREET AREA REQUIRED BY THE REGIONAL PLAN 
FOR A SQUARE MILE OF URBAN DEVELOPMENT 


Percent of 
Purpose of Dedication Acres Total Acreage 
Majcteritghwayse 40... & s 9 2401 oS 
Secondary Highways . ... . .+ 18.88 2.95 
GUfOOt Streets! heave pens ey ey cn, laos 2112 
Di fGoc Alleys. =e tees tots ee 8.42 : 2.88 
ON a a dar ts Aa Be AT Ate ame a Wy 0 1) 30.70 
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SPECIALS TUDES While these practical results were 
being secured, the Commission has 
been making studies intended to 
encourage further thought and dis- 

cussion as to methods of subdividing land. New ideas have been welcomed 

and analyzed, always in the hope that something of value may result. The 
drawings on this and the following page are examples of such studies. Each 
shows the typical breaking up of a quarter-section of land, first into 40-acre 
lots, then into parcels of 10,5 and 2% acres. The first drawing then shows 
how, without doing violence to any of these typical ownership lines, an ar- 
rangement of streets, blocks and lots may be had which, while departing 
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materially from present methods, is believed to be thoroughly practical 
if wisely handled and financed. Items to be noted are (1) deep lots along 
the major highways, (2) extra roadway and parking space at the business 
corner, (3) by-pass streets, (4) parked recreational areas down the middle 
of the three interior blocks, and (5) residential streets, not extending across 
the major highway. The other drawing indicates another possibility, in 
which the interior residential streets are so designed as to discourage 
through traffic, and the parks are placed in the center of groups of lots 
forming a square. Pedestrian access to all parks, and a place for utilities 
is provided by the walks which traverse these blocks. The treatment of 
the exterior blocks is the same as before. 
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ZONING BY DESIGN 


THE REGIONAL PLANNING COMMISSION ~ COUNTY &% LOS ANGELES 


February SCALE § 
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In this drawing is shown the intersection of two major highways, with some interesting suggestions for the devel- 
opment of the neighborhood business center along modern lines. The amcunt of business property is based on the 
needs of the ultimate population of the area when fully developed. By-pass streets sixty feet in width are provided 
a block away from the major highway, the frontage of which is shown here as developed for multiple residential use. 
Back of the by-pass street a different treatment is worked out for each of the 40-acre parcels. That in the lower right- 
hand corner is the ordinary gridiron plan of subdivision in general use today. Opposite is suggested an arrangement 
in which the houses face on interior block gardens, somewhat as in the recent successful development at Radburn, New 
Jersey, but conforming rather closely to established lines for the location of the streets. The two upper corners illus- 
trate further possibilities of this idea and suggested the title ‘‘Zoning by Design’’, because the proper use to which 
various pieces of property are to be put is made self-evident and natural by the arrangement of the tract as a whole. 
Attention is called to the figures given opposite each corner which offer a means of comparing these designs quanti- 
tatively. These designs are not intended to serve as models, nor do they indicate the recommendations of this Com- 
mission. They are intended simply to stimulate discussion and to bring out new ideas. 
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ZONING AND THE It has already been pointed out that 
HIGHWAY PLAN the proper design of the Highway 

System depends upon a knowledge of 

the ultimate population, and how this 
latter in turn depends upon land uses. There is in fact a complete inter- 
dependence between zoning—which is the regulation of the uses of private 
property, and highway design—which has to do with public lands reserved 
for the transportation of persons and goods. The two must be carried on 
concurrently, for each derives information from the progress of studies on 
the other. Just as the zoning indicates how much paved area will be needed, 
so the tentative framework of the highway system tells where the different 
use zones may properly be placed. It suggests locations well adapted for 
business and others which, because of their relative seclusion, may well be 
reserved for residential use. When there is a close relationship between 
these two phases of planning, the results inspire confidence and a sense of 
security. The business man feels sure that his shop or office will be readily 
accessible and correctly located with respect to both transportation and 
purchasing power. The home-owner sees at once the advantage of living 
in a protected internal district, free of heavy traffic, yet conveniently near 
shopping and transportation facilities. The preservation of the integrity 
of such residential districts was given particular attention in the designing 
of the Major Highway Plan. 


USEPOr“RROPERTY. There is a tendency at the present 
ALONG HIGHWAYS time for business uses to spring up in 

a more or less scattered manner along 

the entire length of many of our major 
and secondary highways. This practice leads to great economic losses, 
both direct and indirect. Such businesses injure legitimate business 
centers and often fail due to lack of patronage. The natural development 
of intervening property is hampered, for no one wishes to build for other 


Subdivision Design Determines Use 
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uses in blocks already invaded by small shops. Surveys made in several 
parts of the country have indicated that there is a rather definite:relation 
between the population of a district and the number of front feet of business 
property that can derive support therefrom. Studies made by the Zoning 
Section of this Commission have led to the same conclusion, and it has been 
found that the size of the community does not affect this ratio, which re- 
mains constant at fifty feet per hundred population. This being true, it 1s 
obvious that selling or zoning property for business use in excess of this 
natural demand is sure to have unfortunate results for the community. To 
do so merely because the property fronts upon a major or secondary high- 
way is a serious mistake. 
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A certain typical 


MM Gusincss WW ust — 16.4 mies I BUSINESS IN USE ~ 16 MILTS 


il if HE PRISEAT POPULATION ~75,000 x2 Ih PRESENT POPULATION ~ 20.000 
= 
square mi € 1°) area = HE NORMAL BUSINESS ~ 114 MILES = BE NORMAL BUSINESS ~ 3.7 MILES 
A S ME wiximum POPULATION ~ 30039) SM axmum Poruistion - 100000 
now has a population © MMMM ZONID FOR Busiitss - 42 mLES O MBBS] ZONIO FOR BUSINESS - 2g MILES 
Ree aa 
of y 0 ' 0 0 0 pe rsons POPULATION AEDID IO SUPPORT BUSINESS ~ 108 750 POPULATION NE{DED TO SUPPORT BUSINESS-950.000 


0 BE GUSINESS: IN USE ~ 5454 Mutts HE BUSINESS IN USE ~ 3.1 MILES 
The business frontage wy ME PRISCAT POPULATION ~ 65,000 e HB PRESENT POPULATION ~ 25,797 
F Q [ME NORMAL BUSINESS ~ 11.5 MILES fe) BE NORMAL BUSINESS ~ 4.3 MILES 
= = 
re 1 d h S MRR iximum  Poruuntion - 300,000 S BR manmum poruuation ~ 114.300 
qu re to serve suc ‘OEM ZONI0 FoR Business = 33.4 mitts 2 (GH ZONID FOR BUSINESS ~32 MILES 
’ ’ SERS ERS 
a population VS; the- POPULATION NECDID JO SUPPORT BUSINESS 804.575 POPULATION AI(OLD TO SUPPORT BUSINESS- 860,01 
‘ B GUsiness IN ust ~ 24 mites Q Bh business IN use - 25 MILES 
fe) 
oretically, | 0,000 feet, < I PRESCAT POPULATION - 12000 Q 1 PRESENT POPULATION ~ 12000 
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In acco rda nce wi th & REM MrKiMuM POPULATION ~ 100.306 OB Mwmum POPULATION ~ 31644 
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5 
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| 00 b HB ousintss IN ust ~ 2.0 mites BH I usiness In use. ~ 18 mites 
per persons esta é I PRESENT POPULATION ~ 16,500 IE PRESENT POPULATION ~ 50,000 
7 © BE NORMAL BUSINESS — 2.2 MIS = HB NORMAL BUSINES ~ 5.6 MILES 
| is h ed b y SUrVv ey Ss Ml MAXIMUM POPULATION ~ 59.800 = MM mac population - 100,000 
All . | 60 f f 5 (HB ZONTO FOR BUSINESS ~ OI MILES S fh ZONED FOR BUSINESS ~ 5.6 MILES 
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depth for business 
property (100 feet for 
the lot depth, plus 
50 feet for half the 
width of the major 
street in front and 10 feet for half the width of the alley in the rear), 
we find that 1,600,000 square feet would be needed. This works out as 
5.75 per cent of the total area of the square mile, a figure which approxi- 
mates the percentage of area now being actually used for business in all of 
the cities of the San Gabriel Valley. It is certainly reasonable to conclude 
that only such property as can be supported by the expected population 
should be sold or set aside for business. 


RELATIVE PROPORTIONS OF BUSINESS AND 
BUSINESS ZONES TO POPULATION 


OnKt OF 
THE REGIONAL PLANNING COMMISSION 
MAY 1927 


FUTURE-USES GCARE- Such business property is usually 
BULPY ESTIMATED placed on the major and secondary 

highways. It will by no means require 

all such frontage. As each square 
mile has, or is planned to have approximately 40,000 lineal feet of frontage 
on such highways, of which 10,000 feet, or only one-fourth, can be reason- 
ably expected to develop into business use, it is obvious that the remainder 
of this frontage must be devoted to other uses. It should be subdivided with 
sufficiently deep lots to permit use for apartment houses, duplexes and flats, 
and even for single-family residences, well set back from the traffic. An an- 
alysis of the square mile mentioned above was made in order to determine 
the actual conditions of present occupancy. This brought out the follow- 
ing interesting figures as to present uses (1929): 
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PRESENT) USES*OF -PROPERRY 


Single-family residence’ 5 5.2.) 9 aun eo on) ene og 
Business : AD hank ee ee a ee ee 
Multiple dwellings oD Ka leg et Ay ty a eee 
Industrial ; Las RO a 
Parks, playerounds. anclother public open ‘spaces : 5.8 
100.0% 


In the light of these results the following table was constructed, repre- 
senting standards which it is believed will furnish’a fair basis for calculations 
as to the probable development of the Valley in years to come: 


FUILURE: USES “OB PROPER Im 


Single-familysresidence’ . + 2... We) 7 ee OO 
Multiple soebee Piet oe ah Se ey Se Bs ee ee 
Business . . at ela ey Rey Get Ge cee ee 
Industrial ee ee ell) 
Parks, playgrounds and other poblic: open spaces eee ee OO 
100.0% 


The allowance for business use is purposely liberal to allow for irregu- 
larities of development. It should be remembered, too, that these propor- 
tions are those of ultimate development, and that they are for the Valley as 
a whole. Individual districts will of course be expected to vary consider- 
ably from them and such variations have to be considered in planning. 


INDUSTRIAL DEVELOP- The problem of business frontage has 
MENT AND POPULATION a corollary in the matter of industrial 

property, with the d:fference that the 

latter is rather difficult to preserve 
for its natural use. As has been the case in many other forms of develop- 
ment, a direct ratio is found between the amount of industrial development 
and population. To insure a desired growth of population there must be 
provided a corresponding amount of industry. In the San Gabriel Valley 
there are 108 industries, exclusive of rock crushers. In the urban areas the 
average persons per industry is 1,000. These occupy 254 acres of land, 
showing an average requirement of 2.35 acres for industrial enterprises, 
which correspond closely to conditions found in other sections of the County. 
These figures are from a survey conducted by the Commission. Every 
industrial enterprise in the district was visited, and particular attention was 
given to the type of industry, the number of employees, the acreage oc- 
cupied, and the degree of dependence upon good roads. The table opposite 
gives some of the results totaled for the incorporated cities. 
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SUMMARY OF Practically every industry visited was 
INDUSTRIAL SURVEY found to be a constant user of the 

highway system, not only for con- 

venience of access but because a 
large proportion of raw and finished materials were handled by truck. The 
Valley is not intensively developed to industry. Light manufacturing 
establishments prevail, the only industries classified as “‘heavy” being the 
rock-crushing establishments. The Map Insert shows the location of exist- 
ing industries, the areas now zoned for industrial uses, and certain lands 
which have potential value as industrial property. No attempt is made here 
to go into the details of zoning for industry, or to outline the work already 
accomplished by the Industrial Trackage Committee of the Los Angeles 
Chamber of Commerce in an effort to find ways to preserve land for this 
purpose. Population comes with industry, and industry needs good 
highways. This indicates the close relationship that exists between zoning, 
the industrial situation, and the design of the highway system. 


PER CENT OF AREA DEVOTED TO INDUSTRIES 
SAN GABRIEL VALLEY CITIES 


Area Devoted to Industry 
Ponule oe BOs 
: rea of In- 
oy tion | (Acres) | dustries | Total |airoved| fora 
Acreage City Area | City Area 
Alhambratess coon 33,650 3970 33 119.0 8.80 520 
ALCIGia ee). 44.>.-1| © 6,800 * 6210 6 8.5 50) OR? 
LOSS Ase oo asic We DOD 2600 4 [5050 )*6020 Defi 
Claremont 22 ..:....\ 3,500 2180 3 54.0 10.0 24 
Covina ee ce ed|) 0,000 Do none 0.0 0.0 0.0 
Bivisnte = eke. orc. 4,500 730 5 INTE 5s. bs 
Glendora s:......2.|) 4,600 1395 4 (605) 4.2 0-5 
EaWemer= 22... <;,...<1 22,800 800 4 8.0 6.4 1.0 
Monrovia 23...5...-|) 13,000 5060 12 Ziel 2.6 0.4 
Monterey Park......]/ 8,000 3200 none 0.0 0.0 0.0 
Pasadena ...2———....|| 83,500 11320 19 39.1 ee) 0.4 
Romororee sii cit 205660 8000 15 18.5 1.8 02 
San Gabriel! .o97-...: 6,000 1920 none 0.0 +0.0 0.0 
Sag Marino. 2..0...2 2,500 2240 none 0.0 70.0 0.0 
Sierra Madre........]] 6,000 1881 none 0.0 70.0 0.0 
South Pasadena... ... 15,000 2120 7 17.0 Ded 0.8 
West: Covina... 7... 800 5120 none 0.0 {0.0 0.0 
Average TEI = AGB 


* All Rock Crushers. 
t All Agricultural. 
t All Residential. 
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SETBACK AND 
BUILDING LINES 


Closely allied to the subject 
of zoning, and exceedingly 
valuable as a means of pre- 
venting excessive costs in the 
establishment of major high- 
ways, is the matter of setback 
and building lines. Voluntary 
cooperation in setting back of 
permanent structures, where 
future widening is known to 
be included in the Plan, has 
been frequently given by builders throughout the County. Several illus- 
trations of this are shown. Jt is necessary to distinguish carefully 
between setback lines and building lines. A setback 1s a line established 
by ordinance or by private agreement to prevent the erection of buildings 
within a certain distance of the property line. Its object is to create 
esthetic values, as well as to provide for additional light, air and 
privacy. It is usually applied to residential blocks. The building line, on 
the other hand, is a line established by ordinance, usually in business and 
apartment house districts, to provide for sufficient light and air where 


Setback on Atlantic Boulevard, Alhambra 


Setback on Garvey Avenue, Monterey Park 
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Deep Setback in a Residential District 


congestion is anticipated or exists. Without its use, many streets which 
are too narrow would be without sufficient provision for the circulation of 
fresh air, so necessary to public health. The major street plans of cities 
ought to be, and frequently are, protected by such ordinances in the interest 
of public health and general welfare. This often results at the same time 
in a very considerable economy in the carrying out of street widening 


Height-limit Building, Los Angeles, Placed so as to Allow for Widening 
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programs. There is ample legal authority for the establishment of both 
setback and building lines under the police power. A few of the more 
important cases are as follows: 


(1) Matter of Wulfsohn v. Burden, 214, App. Div. 824, 210 
No Y¥ 25594 24 IN ey 268) IOuN eae 0: 

(2) Herman v. Walsh, Sup. Ct., Kings County, N. Y. L. J.. 
Dec. 7, 1926, 220 App. Div. 773; 

(3) Friedlander v. 465 Lexington Ave. Inc., Sup. Ct., West- 
chester County, Mt. Vernon Argus Jan. 6, 1927, 222 
App. Div. 689 (N. Y.); 

(4) Matter of 465 Lexington Ave., Inc. v. Burden, Sup. Ct. 
Westchester County, June 9, 1925 (N. Y.); 

(5) Pritz v. Messer, 112 Ohio St. 628, 149 N. E. 30, 113 Ohio 
St-706,-[50iNeea (50; 

(6) State ex rel: Ball v. Harris, CG. P. Court, Trumbull 
County, Jan. Term, 1926, Harris v. State ex rel. Ball, 
23 Ohio App. 33, 155 N. E. 166; 

(7) Weiss v. Guion, 17 Fed. (2d) 202 (Ohio); 

(8) Kaufman v. City of Akron, C. P. Ct., Summit Co., Jan. 
6192 G(Ohio) 
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THIS STUDY SHOWS A MAJOR HIGHWAY THROUGH A RESIDENTIAL AREA PROVIDING FOR A PROPER BUILDING 
UNE. WHICH GIVES ADDED QUICTUDE AND CHARM TO HOMES ALONG A HEAVILY TRAVELED THOROUGHFARE. 
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50 

ERE 1S SHOWN TOW A PORTION OF SUCH rv ior SO PRONCIED MAY BE CONVERTED INTO 
A DuSIESS DISTRICT BY PROVIDING FOR LOCAL SERVICE ROADWAYS WITHOUT CHANGING THE BUILDING 
LINES, THE ORIGINAL TREE PLANTING, SIDEWALKS, OR UTILITY MAINS. 
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(OTE THE GRADUATLD CHANGE OF USCS — BUSINESS 1 WHEN LOCA CONSIDERATIONS WARRANT — VARIOUS 
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KGHWAY_ FOR AT THE INTERSECTION WITH A TRANSVERSE |HIGHWAY IS SHOWN HOW THIS 
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BUILDING LINE AND Cf £ TREE PLANTING. WG LOCAL SERVICE ROADWAYS GIVING THE NECESSARY EXTRA PARKING SPACE, 
AL WITHOUT-DAMAGEO-EXISHNG, CONDIHONS. 
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Many building lines have already been established by ordinance in County 
territory as well as in many of the cities of this County, and have been very 
generally approved by the property owners involved. The Zoning Section, 
in issuing permits for new buildings, keeps careful watch on building lines 
established by ordinance, and is also frequently able to secure voluntary 
setbacks in accordance with the plan in places where the building lines have 
not yet been established by law. The Landscape Design Section has made 
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studies showing the advantages of deep lots and of setbacks near major 
intersections. The Subdivision Section has encouraged the recording of 
building lines in residential subdivisions with very good results. An 
example of such a recordation is shown. 


THE HIGHWAY PLAN The range of professional talent em- 
HN) SEE ployed in regional planning must be 
LANDSCAPE ARCHITECT broad in proportion to the magnitude 

of the problems involved. It is neces- 
sary to call upon legal advisers, and the architect is frequently in demand. 
But perhaps the most closely allied profession is that of the landscape 
architect, who brings to the practical, rough and ready design of the en- 
gineer the welcome aid of a man trained in the application of the principles 
of proportion and balance, and accustomed to the freer use of creative 
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imagination. The practical and necessary considerations of utility, ef- 
ficiency and economy have too frequently over-shadowed the claims of 
beauty and harmony in the design of public works. There is no need for 
our environment to be ugly. A growing determination is manifest that 
our cities and our country-side shall be beautiful even though the cost be 
greater. In the past the design of a bridge or other structure has too often 
been solely based on such technical factors as stresses, impacts. dead and 
live loads, and the strength of materials. It is true that once these were 
known, the structure could be designed to carry the required loads without 
consideration of its final appearance. But’ if the same structure is so de- 
signed as to be graceful in its lines and to radiate a feeling of strength and 
stability because of its architectural correctness, the citizens and taxpayers, 
who know nothing of stresses and strains, will forever point to it with pride 
as a civic asset. It costs but little to add character and beauty to the 
inward qualities of structural safety and ample capacity, and the results 
are of the highest importance, fostering community pride and guiding 
civic development. The engineer who designs a street system or even a 
single highway without having availed himself of the knowledge and ability 
of the landscape architect is sure to fall short of the most effective achieve- 
ment. Road building has attained the rank of a science, but it can never 
claim to be one of the fine arts until each highway is studied in its relation 
to the landscape of which it is a part. This is equally true in such matters 
as the intersection of highways and in the subdivision of land. The Land- 
scape Design Section of this Commission has rendered valuable service of 
this sort, demonstrating that utility and economic values need not be 
sacrificed to obtain distinctive design and pleasing effect. 


BEANL OBR EERIE The two drawings of the Los Angeles 
LOS ANGELES COUNTY County Fair Grounds at Pomona were 
FAIR GROUNDS prepared by the Landscape Design 


Section in connection with the loca- 
tion of certain new buildings and proposed additions. There was a program 
calling for the expenditure of a large sum of money for expansion during a 
period of years. It was apparent from the start that such a program could 
not be undertaken without having some carefully prepared and well-design- 
ed plan. The Landscape Design Section devised such a plan, setting forth 
the correct location not only for a building to be immediately constructed, 
but for all the buildings which would compose the project as finally develop 
ed. Thus the proper authorities have been given sufficient information 
to begin building on a year to year program with confidence that all con- 
struction will fit the general plan, and that changes, relocations and alter 
ations will be reduced to a minimum. 
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BL DEE PATHS DEVELOP- From the standpoint of subdivision 
ING ALONG WASHES development, the numerous dry wash- 

es or channels in the San Gabriel Val- 

ley have been considered a detriment 
to values, but the truth is that these washes offer great possibilities for 
reforestation and planting, which if carried out would considerably enhance 
the value of adjoining property. Horseback riding is becoming more and 
more popular in this section and these stream beds offer an appropriate 
place for the development of bridle paths. Such a plan not only offers the 
wild and natural environment that is so desirable, but permits the bridle 
paths to pass under the various bridge structures so that the mount need 
not cross heavy-traffic thoroughfares. This gives a sense of security to the 
equestrian, and increases the enjoyment of horseback riding. The proper 
landscape treatment of the wash itself, with the added feature of the bridle 
path, has a very desirable effect on the value of adjoining property. The 
Landscape Design Section has been of great assistance in making the designs 
shown on page 76, which indicate some of the possibilities of this type 
of development in the San Gabriel Valley. This plan is already being 
worked out in some portions of the Valley. In this work as well as in the 
design of subdivision layouts, such as that shown on page 54, the Land- 
scape Design Section keeps closely informed as to the Highway Plan, con- 
tributes to its development, and assists in its realization. 
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RELATION TO A major consideration which must not 


OTHER MEANS be lost sight of in preparing a regional 
OF TRANSPORTATION plan of highways is the relation 


between those highways and other 
means of transportation of persons and goods. There must be proper rela- 
tion to established and future lines of movement, by rail, air and water. 
Transportation by water is of course only indirectly involved in the San 
Gabriel Valley Highway Plan. But rail and air transportation, the one 
long a factor to be reckoned with, and the other a new challenge to our 
ability as planners, have both been given a large place in the deliberations 
leading up to the adoption of this Plan. 


THE HIGHWAY PLAN Probably the most serious problem 
AND THE RAILROADS encountered in making the San 


Gabriel Valley Highway Plan was 

that of coordination with the rail- 
roads and the resulting complication where highways and railroads cross. 
Its treatment is of such importance as to warrant the detailed analysis 
which follows: 


GRADE CROSSING CONTROL IN THE SAN GABRIEL VALLEY 


AUTOMOBILES AND RAILROADS | The automobile industry has developed 
BOTH ESSENTIAL rapidly in the past twenty-five years and is 

now one of the largest in the country. In 

some respects, it is competitive to the rail- 
roads in passenger and freight transportation. Whether competitive or not, these two 
national transportation essentials should be thoroughly coordinated. Both are needed— 
each should be developed without sacrifice of the other. “‘The political unity of the 
United States was preserved largely by the railways, which alone make communication 
between parts of so vast a commonwealth practicable and convenient”, says Ralph 
Budd, President of the Great Northern Railroad. “Without them, people in some 
sections of the country might have found it more advantageous to trade with foreigners 
than at home. And ina continent where national lines were forming, allegiance might 
have followed the course of commerce’. The railroads are as essential today to the 
national and commercial life of the United States as they ever were, and anything that 
would jeopardize their success or efficiency should be avoided as a public menace. 


RELATIVE TRAFFIC VOLUME Not so many years ago rail traffic was pre- 
AND CAPITAL INVESTMENT sumed to have the right-of-way in the mat- 
ter of traffic movements because of its 
superiority as to (1) the tonnage of rolling 
stock, (2) the number of passengers carried, (3) the actual number of vehicle units, and 
(4) the tonnage of freight hauled. Today, however, the situation is somewhat different 
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and is, in fact, reversed in many respects. For instance, we find on the side of vehicular 
traffic (1) more rolling stock, (2) more passengers carried, and (3) more vehicle units. 
Freight tonnage is still less than that carried by rail. In 1920 the total capital invest- 
ment of railroads and equipment in the United States was $22,000,000,000. For the 
same year the investment in highways and motor vehicles was $13,800,000,000. In 1917 
the following condition was observed: 


Railways and Equipment 


Miles: 96 =i sae ep Sh a oS aes Reni ete 251,000 
Totalnlmits:\ 204d ne eee 2 are 2,567,000 
Investment <<. 444. 4 oehe on Ae cs. ee er 002000008 
Annual'Cost.. . 4 2). oS Be ee 0000) 000 


Improved Highways and Motor Vehicles 


Millesy cnt Ae Oe anc fo Sebi ano euceg sinc ee 495,000 
hotalnitss cerca. eon. * cae oe ee 20,000,000 
Investment inhi a es ee OU 0 OOOS 
Annual GostGersst~ & 6. cas ee ie eee I 000 0G 


It is evident from these figures that as far as the number of passengers carried and the 
investment involved are concerned, vehicular traffic is certainly at least on a par with 
railroad traffic. Therefore, in dealing with matters which affect both means of travel 
jointly, each should be given full consideration. 


EVERY GRADE CROSSING In the matter of grade crossings, a situation 
A POTENTIAL HAZARD exists where rail traffic and vehicular traffic 

must both use the same ground. The factors 
to be considered in dealing with all such crossings can be enumerated as follows: 


|. The frequency of grade crossings should be commensurate with the 
public convenience and necessity, having due regard for the railroads’ 
position as an indispensable factor in our commercial and economic 
world. 


2. It should be recognized that every grade crossing is a potential hazard 
and a source of great economic losses in the form of loss of life, acci- 
dents, delays and traffic congestion. 


3. Where crossings at grade unavoidably exist, we should strive to 
prevent these two mediums of transportation from occupying the 
same space at the same time. 


4. Equitable consideration should be given to the safe and expeditious 
movement of both rail and vehicular traffic. 


5. Crossings of rail lines should be permitted only on important thorough- 
fares that carry large volumes of motor vehicle traffic. 


6. Because of the tremendous amount and ever-increasing size of ve- 
hicular traffic loads and of the loss of life and other economic losses 
due to grade crossing accidents and delays, the grades of highways 
should be separated from those of railroads wherever and whenever 
economically possible. 
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PRINCIPLES OF GRADE In view of these factors, it is evident that 
CROSSING CONTROL 


successful control of grade crossings can 
only be had by the adoption of certain 
definite principles of procedure. These may be summarized as follows: 


I. A comprehensive plan of actual and proposed major and secondary 
highways should be prepared by the proper authorities and officially 
adopted. 


2. Using this comprehensive plan as a basis, a program of grade crossings 
should be prepared, providing for the establishment of new crossings 
only where absolutely necessary and for the abandonment of unes- 
sential, unimportant and dangerous crossings. 


3. A systematic program of grade separation projects at designated 
locations should be prepared and a financial program should be set 
up for carrying it out. 


4. A definite amount of money should be set aside each year for the 
carrying out of this grade separation program. 


5. Grade crossings in the vicinity of grade separations should be closed 
and traffic directed through the underpass or overpass structure. 


6. New crossings should not be granted or permitted at grade until 
public necessity and conformity with the comprehensive plan have 
been established. 


7. Regular conferences should be held with public officials in order that 
they may become familiar with these problems and with the plan, 
use their influence to secure the closing of unnecessary crossings under 
their jurisdiction, and be encouraged to foster a program for the 
separation of grades where economically feasible. 


HIGHWAY PLAN A The basis for dealing with grade crossings 
NECESSARY BASIS and grade separations, either actual or 
proposed, is thus seen to be a comprehensive 
plan of the existing and proposed major and 
secondary highways, covering a large area. It is impossible to fairly and intelligently 
deal with a single application for a grade crossing or grade separation without knowing 
what the city, county or state authorities plan as the ultimate development of through 
highways for the locality. A zoning plan setting forth the predetermined uses of ad- 
jacent property is also extremely valuable. When such plans are available, all grade 
crossings should be confined to the major and secondary thoroughfares except where 
others are necessary for fire protection or some other absolute established public neces- 
sity. In determining such public necessity, it should certainly be considered that the 
movement of traffic over a railroad is a public necessity of prime importance. Railroads 
have been and still are the backbone of commercial and industrial development, and 
anything which retards or jeopardizes free and expeditious movement of trains will 
have a similar reactionary effect on all business, social and commercial enterprises. 
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EXCESSIVE NUMBER OF The most casual survey of existing grade 
GRADE CROSSINGS crossings will indicate that we have gone 

wild in the matter. Crossings exist at many 

hazardous locations where they are not 
needed, and a great many new ones are being constantly opened. Little or no effort 
is being made to close unimportant crossings. It has been found that in the San Gabriel 
Valley, an area of approximately 250 square miles, there are now (July, 1929) 460 rail- 
road crossings. A survey of these brings out the surprising fact that 50 percent are at 
unimportant locations and are of little or no general public convenience. If the present 
tendency is allowed to continue, and crossings are permitted at local and unimportant 
streets, approximately 3000 crossings will exist when the Valley reaches its ultimate 
development. 


NEED FOR This analysis indicates that without strict 
PROPER CONTROL cooperative grade crossing control, there 

will be six times as many crossings as are 

necessary in that area. If this should hap- 
pen, each major railway line, whether steam or electric, would become, in effect, nothing 
but a local street car line, and would be rendered practically useless as a medium of 
transportation for either passengers or freight. The two tables which follow sum- 
marize the present situation and indicate that if all projects included in the ultimate 
highway plan for the Valley, as proposed by the Regional Planning Commission, are 
carried to completion, there will be needed only 274 crossings of all rail lines, or 
less than 60 percent of the number now in existence. 


COUNTY OF LOS ANGELES 
ROAD DEPARTMENT 
OFNCE OF BRIDGE ENGINED 108 ANOLE 


if 
SITUATION PLAN 
Seale |'40! 


Details for an Underpass Structure 
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Existing Grade Crossings and Grade Separations 


Railroad Mileage Grade Crossings | Grade Separations 
Paeitier ectite 02. sri ass (ewe 140 3 
Southern Pacific........... 54.35 154 | 
Sais See er Sea 103 4 
MI OMEP ACC eee ff fone ot ce L136 63 8 
eee 173500. | 460 16 


The Map Insert shows the ultimate highway plan of this Valley and the location of 
all existing and proposed grade crossings and grade separations as related thereto. It 
is evident from a study of this map that if crossings were confined to the important 
thoroughfares as suggested and kept under proper control, it would be reasonable to 
hope that all might eventually be separated in grade. This does not mean that the 
separation of grade at 274 crossings is proposed for immediate or early execution. 


COSI OF It is reasonable to assume that some of the 


SEPARATING GRADES roads and consequently some of the grade 

separations will not be needed until the 

Valley approaches its final development. 
The population curve for the San Gabriel Valley indicates that there will be 900,000 
people living there in 1960, the population now being 250,000. It is estimated that the 
ultimate population of the same area will be approximately 3,000,000. Therefore, if in 
thirty years, the population increases from 250,000 to 900,000, it will be approximately 
130 years before the saturation point is reached. For the sake of convenience, let us 
assume that the road system will be all constructed thirty years before this. We then 


Highway Crossings—Present and Future 


Existing Crossings Proposed Crossings 

peliess Major Secondary Major Secondary 

Highway | Highway Highway Highway 
Racthe Electrics .6.4-...4 5. 32 37 12 14 
Southern eacihics os... os... D9 42 5 10 
SG) EVS Gl pene nee iD 29 6 8 
WintemePACiiich enka oo os 10 13 | 3 
94 121 24 35 
GTA OSL eee 215 59 
Since botal 7 .22:<.5% | 274 


81 


have 100 years as a time interval in which to develop a major road system in accordance 
with the population growth, and the same interval may naturally be allowed for the 
completion of the full program of grade separations, as shown in the following table: 


Annual Cost of Grade Separation Program 


274 crossings at average of $200,000 each . . . . . . $54,800,000 
Over 100-year period, or about 3 crossings per year (per year) 548,000 
500% of costito railroads (per year) 92) a8 ence ee 274,000 
507; Of cost: to: public. (peryear) = ue 62 eens 274,000 


Surely this is not an unreasonable annual expenditure for the purpose of separating 
the grades of highways and railroads in the interest of public safety and convenience. 
These calculations are based upon the assumption that all the crossings listed will be 
separated, which, of course, is not the case, as many are on industrial spur-tracks where 
the expense would not be justified. The analysis does show, however, that even an 
extreme program of grade separating can be economically carried out if sufficient at- 
tention is given to controlling the number of grade crossings, and that it is economically 
possible to separate the grades of all main highway crossings on all high-speed railway 
lines if a comprehensive program is set forth and followed. 


TEN YEAR PROGRAM FOR In order to substantiate these conclusions a 
GRADE SEPARATIONS tentative ten-year program for the separa- 
tion of grades throughout Section 2-E 
(the San Gabriel Valley) is suggested in the 
table on the following page. The projects in this program are so allotted as to allow 
a network of highways to be established over the Valley with no crossing over any 
high-speed railway line at grade. The choice of locations was made from the com- 
prehensive highway plan of the Regional Planning Commission, in an effort to select 
projects the completion of which will do the greatest good to the greatest number 
during the next decade. Each one is upon a well-established highway serving an area 
which already contributes a very heavy traffic flow. Subsequent programs should be 
prepared and carried out. Highway and grade separation construction may then be 
synchronized with maximum results as to public safety, convenience and economy. 


ECONOMIC SOUNDNESS In accordance with this ten-year program, 
OF PROGRAM the total cost, $5,350,000, equally divided, 
would mean a cost of $535,000 per year, or 
at the rate of two separation projects each 
year. Assuming arbitrarily that 50% of this cost would be paid by the railroad com- 
panies and 50% by the public, we have the following: 
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TEN-YEAR GRADE SEPARATION PROGRAM 


No. 


Name of Highway 


Atlantic Siva seen: 
/Naevote Nel, 645000 45 e 
Neva IBhyvel. ooo. cecn: 


Rosemead Blvd..__..... 
Rosemead Blvd______... 


Rosemead Blvd__.___... 
Rosemead Blvd_..___... 
MivstlesAvies ore ae 355 
PAV ctlerAVe so: Sic cs eh 
MyrtletAve vaio as. 
Irwindale Ave_......... 


Irwindale Ave____...... 


Grand Ave., 
Jeoridenlll IBIKeb—- 4 o ace 


Org ea by. ee ee 
San Antonio Ave....... 
San Antonio Ave....... 
Arrow Highway........ 
oothillaBludme ss ia us 
Huntington Drive..._... 


Huntington Drive, 


@olorado:St.2.)..5... 
Garyeyatolt2 2 sa... 
Pomona Blvd. .......-. 


Pomona Blvd... 24... 


Railroad 


P. E.-(Covina Line) 
SRP} 


P. E. -(Glendora 
Line) 


Santa Fe 


P. E. -(Glendora 
Line) 


SHE, 

P. E.-(Covina Line 
Santa Fe 

Pee: 

See. 

Santa Fe 

Ras 


Santa Fe 

PE; . 
Santa Fe and/PrE-. 
UFPiand'S..P; 
Santa Fe 

Santa Fe 

Santa Fe 


Scandi. 
Ser; 
Pee; 
Sk, 


Location 


Alhambra 
Alhambra 


Alhambra 
Lamanda Park 


Rosemead 


Monrovia 
El Monte 
El Monte 
W. of Azusa 
West Covina 


Glendora 

E. of Covina 
Pomona 
Pomona 

San Dimas 


Azusa 


Arcadia 


Arcadia 

E. of El Monte 
El Monte 

Los Angeles 


Estimated 
Cost 


$350,000 
250,000 


400,000 
100,000 


350,000 
100,000 
200,000 
150,000 
200,000 
100,000 
150,000 
200,000 


300,000 
200,000 
250,000 
350,000 
300,000 
150,000 
300,000 


250,000 
150,000 


| 300,000 


250,000 


$5,350,000 
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Average Annual Cost 


Total Cost of 23 Grade Separations (ten years) . . . . $ 5,350,000 
Annual Cost (about 2 separations per year) . . . . . 535,000 
Share borne by Railroads (assumed 50%) . . . . . . 267,500 
Share borne by public (assumed 50%) . . . ; 267,500 
Assessed Valuation of area (ten-year mean, estimated) . . $600,000,000 
Annual Cost per $100 of Assessed Valuation. . . . . $ 0.0446 


This charge of about 41% cents per $100 of assessed valuation is certainly a reasonable 
price to pay for safe highway travel. It means that a piece of property assessed at 
$10,000 would be charged $4.46 annually to support such a sensible program. Contribu- 
tions from the State’s gasoline tax and other public funds would reduce this amount. 


IMPORTANCE OF GRADE The situation in this great Valley is a fair 
CROSSING COMMITTEE’S WORK _ index to the conditions in other parts of 

Los Angeles County. The Grade Crossing 

Committee of this County is to be com- 
mended for its splendid accomplishments in the matter of grade crossing control and the 
furthering of grade separation programs. As more information is made available, its 
work should become more comprehensive, and the original purpose should be kept in 
mind. It is hoped that this report may be of some assistance in the splendid work of 
the Committee. 
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Effective Design Completes the Picture 


Provision for Uninterrupted Traffic 
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THE HIGHWAY PLAN A new factor in transportation, one 
AND AVIATION to the great importance of which the 

Regional Planning Commission has 

given full recognition, is found in the 
recent development of aviation. It is no longer sufficient that the plan 
made should provide adequately for the automobile; it must also consider 
the problems of ground facilities for the airplane and the dirigible. Millions 
are being spent today in widening and straightening streets to care for the 
unforeseen volume of traffic which followed the development of the auto- 
mobile. If we repeat this error in our provision for the airplane, we shall 
be more severely criticized than our predecessors, for this time we are more 
fully warned of the possibilities involved. The latest figures indicate that 
there are more airplanes in civilian operation in the United States today 
than there were automobiles in 1900. We have no means to accurately 
measure the future extent of aviation, but we have enough data to enable 
us to make a fair estimate of the provisions that ought to be made for it in 
the San Gabriel Valley. The present total of heavier-than-air ships of all 
types in Los Angeles County is 945, or one plane for every 2,500 persons. 
Indications are that by 1960 this ratio will be reduced to 500 persons per 
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plane, which would imply the existence of 14,600 airplanes in this county 
at that time. It may be further estimated that in 130 years, as shown by 
the accompanying diagram, the number of these machines will be such that 
there will be one for every 100 persons in the San Gabriel Valley. While 
these figures are but an estimate, the accompanying table, which forecasts 
the number of airplanes expected, according to the best information now 
available, to eventually center about each of the cities of the San Gabriel 
Valley, is interesting and worthy of careful study. The problem of provid- 
ing space for the safe operation of these aircraft must be considered now. 
It is even more urgent to plan in advance in this respect than in the case 
of streets and highways. 


PLANNING OF AIRPORTS Spaces sufficiently large and otherwise 
AND LANDING FIELDS well adapted for landing fields are 
never too numerous and are fast dis- 
appearing under economic pressure. 
It is essential that, wherever possible, such fields be reserved at once in 
anticipation of the inevitable development of air transportation. The San 
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Gabriel Valley lies between the County’s center of population and the two 
great mountain passes to the East, and will be the pathway of an 
ever increasing transcontinental air traffic. It was desired to develop a 
Regional Plan of Airports, coordinating, not only with one another, 
but with the highway network of the County. In view of the fact 
that the Commission did not have a personnel technically trained or 
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experienced in the matter of determining what might be the best avia- 
tion features of airport selection, and further that the expense would 
make it impossible for the Commission to employ sufficient skilled per- 
sonnel, there was formed in 1928 a committee composed of experienced flyers 
from the various air transport companies, the War Department, the Navy 
Department and the Department of Commerce, as well as civilian flyers. 
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AIRPORT PLAN FOR This committee, in cooperation with 
SECTION 2-E the Regional Planning Commission, 

periodically went into the field and 

reviewed all open flat spaces in the 
Valley. These spaces were given a rating, based on the physical features 
involved and the requirements for a system of airports and landing fields. 
A group of fields was selected to provide for the ultimate development of 
aircraft in the San Gabriel Valley. The Map Insert, opposite page 86, 
shows the plan as finally arrived at by the Commission, working in coopera- 
tion with this committee. It also shows the location of existing airports 
and landing fields in the San Gabriel Valley. The object has been to sug- 
gest for each community the location of a sufficiently large airport for local 
use, and to indicate one centrally located major air terminus sufficiently 
large and well equipped to serve as a focus for all the flying activities of the 
Valley. This field (designated on the map and on the aerial photograph as 
No. 8) will serve the needs of heavy transport ships, mail planes and long 
distance passenger planes. The other airports proposed are so spaced as 
to provide for the various local lines, private ships and service planes, and 
also to serve as emergency landing fields. Together they constitute a co- 
ordinated system of “‘airways,’’ which would, if set aside now, provide 
adequate ground facilities for aviation in the years to come. Municipalities, 
desiring to prepare themselves for the inevitable development of aviation, 
should secure the necessary land immediately, using it for agricultural 
purposes, playgrounds or parks until needed for the operation of aircraft. 


ULTIMATE AIRPLANE DENSITY 


4 Area Ultimate No. of 
City (Square Miles)| Population* Airplanes* 
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..SUPERVISORIAL DISTRICT 
al ies 
TO THE HONORABLE BOARD OF SUPERVISORS. 
OF LOS ANGELES: COUNTY 


We the undersigned owners of property, do hereby petition your Honorable Body 
to do the following work under the provisions of the. . 
and to include such structures, appliances, appurtenances and other work as ; may ‘be 
deemed necessary by the County Surveyor and County Road Commissioner for the 
purpose of constructing the above improvement. The proposed limits of the improve- 
ment to be made and the boundaries of the district to be assessed therefor are indicated 
on the attached map which is made a part of this petition. 


THE COUNTY OF LOS ANGELES DOES! NOT CIRCUEAEE 
PETITIONS FOR PUBLIC IMPROVEMENTS 


This petition was prepared at the request of: 


The following figures have been compiled at the direction of the 
Board of Supervisors for the information of those concerned, to show 
the amounts for which this proposed district is bonded, and the cur- 
rent tax rates—also the cost of proposed improvements, if any. These 
figures are approximate averages only. 


1. ESTIMATED TOTAL COST OF THIS IMPROVEMENT: 


Annual Payment Annual 
(Interest notincl.)| Maintenance 


Average Cost per Front Foot (Frontage Zone) 


Average Cost-Per Acre (Secondary;Zone) =< ses e ve = LL ee 


Average Cost Per $100 Assessed Land Value (Frontage Zone) 


Average Cost Per $100 Assessed Land Value (Secondary Zone)/|_ 


2. RATIO OF TOTAL BONDED INDEBTEDNESS, PRESENT AND PROPOSED, 
TO TOTAL ASSESSED VALUATION OF LAND AND IMPROVEMENTS: 


3. ASSESSED VALUE OF THIS PROPOSED DISTRICT: 


Improvements Eand== Sowa 


4. EXISTING ASSESSMENT DISTRICTS THROUGH WHICH THIS PROPOSED DISTRICT EXTENDS: 


Current Tax Rate Per $100 


Assessed Value, Based on— 


ae ea Land and Land Impvts. 
District Bonded Indebtedness Impvts. RAP erconal 


a i> Sea 


| 


TOTAL 


5. ESTIMATED COST TO THIS DISTRICT OF OTHER PROPOSED IMPROVEMENTS 


This petition was approved by the Board of Supervisors. . ; a ae 
and will be considered when signed by the owners of 51 per cent of the. property in the 


proposed assessment district. 
L. E. LAMPTON, County Clerk 


FINANCING HIGHWAY The problem of financing new highway 
CONSTRUCTION 


construction, here as elsewhere, is 
not only one of where enough money 
is to be found with which to do all 
that is reasonably necessary, but it is also a problem of how to direct funds 
and resources available at a given time into the particular works that will 
be productive of the greatest general public welfare. Special assessments, 
County road district taxes and money from the State gasoline tax are the 
principal sources from which the expense of highway construction is met. 
The proper allocation of these funds to particular projects is impossible 
unless all interested parties are brought together in frequent conference, 
so that action may be based upon a concerted plan and a practical program. 
When this is done, excessive tax burdens and overlapping assessments will 
be avoided, and the immense sums spent annually for highway construc- 
tion will be productive of satisfactory results. The first step however is 
the development of a comprehensive highway plan, understood and ap- 
proved by all concerned. The second is the determination, through a care- 
ful study of population trends and traffic flow, of a program of highway 
construction; that is, the selection of groups of projects to be completed 
successively during each of a series of time-periods. A reasonable period 
for such calculations is five years. 


HOW PROJECTS It is the policy in the County of Los 
ARE INITIATED Angeles that the initial step in any 
project included in the Regional Plan 
shall be taken by the property owners 
themselves. This takes the form of a petition, signed by a majority of the 
owners of land within the district proposed to be assessed. Only petitions 
on official forms, issued by the County upon proper application, are recog- 
nized. The value of this process as a means of disseminating necessary in- 
formation as to justifiable and timely projects, and as a check upon in- 
judicious ones, is evident at once from an inspection of this form, part of 
which is reproduced on the opposite page. The financial plan for the pro- 
posed work is outlined completely thereon, as compiled at the direction of 
the Board of Supervisors for the information of property owners concerned. 
The figures given include the estimated cost of the project, current tax 
rates of the district and its assessed valuation, a summary of bonded in- 
debtedness, if any, incurred by the districi ‘or earlier projects, and the 
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estimated cost of other proposed improvements. Thus the prospective 
signer is acquainted with all facts as to costs and financing. In addition 
there is attached to each such petition a letter addressed to the Board of 
Supervisors, bearing the signatures of the Chief Deputy County Surveyor, 
Alfred Jones, the Chief Engineer of the Regional Planning Commission, 
Wm. J. Fox, the Construction Engineer of the Road Department, E. A. 
Burt, and Deputy County Counsel W. B. McKesson, which contains the 
following paragraph: 


“This petition has been examined and approved as to the physi- 
cal plan, type of improvement, extent of the assessment district, 
and legal procedure, by the Regional Planning Commission, the 
County Road Commissioner, the County Surveyor, and the 
County Counsel.” 


These four men are the representatives of their departments on the 
Interdepartmental Petitions Committee, which meets regularly in the office 
of the Commission for this purpose. This procedure has been markedly 
successful, resulting in the abandonment of many untimely projects at an 
early stage, and building up confidence in the County’s methods of pro- 
cedure. In this simple way, through the presentation of plain facts in a 
plain manner, expenditures for highway construction have been regulated 
almost automatically by the taxpayers themselves. Thus, as will be seen 
by comparing the Map Insert opposite with the one following page 136, 
considerable progress has already been made in the development of an 
adequate system of highways. 


oe 
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lll CARRYING OUT THE PLAN 


Rees MAJOR STEPS It has been pointed out that there 
are three major steps in city planning, 
as in any kind of planning; the crea- 
tion of the plan, its acceptance, and 

its accomplishment. For the San Gabriel Valley, the first step has now been 

taken. The Highway Plan has been made with great care and after thorough 
study, as indicated in the body of this report. Refinements in detail will 
of course have to be made, and new factors will require changes as time goes 

on, but the basic work is completed. The Map Insert opposite page 16 

shows the Plan as finally approved by the Regional Planning Commission. 


ACCEPTANCE The next step, one of the greatest im- 
OFTHE ELAN portance, was to secure the acceptance 

of the plan by all concerned. In this 

the Commission has found that almost 
the only obstacle to be overcome in securing approval and official recogni- 
tion of the Plan was an imperfect understanding of its significance and in- 
tent. Whenever the proper presentation has been made, and the necessary 
explanation of its general character given, enthusiastic support has been 
the rule. When the Regional Planning Commission began its work in 1923, 
the highway system of the San Gabriel Valley, in the absence of any co- 
ordinated plan, was disjointed and indirect. Even the most important 
thoroughfares were exceedingly irregular in alignment and in width. There 
was little or no contact between the engineering departments of adjacent 
cities, even where the continuous alignment of a single highway was con- 
cerned, and the indirect routes necessarily followed by motorists in travers- 
ing the Valley were a source of general public dissatisfaction. The Map 
Insert illustrates the system as it existed in 1925, with the routes then 
officially designated by the Automobile Club of Southern California as 
“main traveled roads’ shown in red. Even the State highways had many 
sharp turns and jogs. 


95 


EARLY STEPS TOWARD Immediately upon organization, 
ACCOMPLISHMENT OF without waiting until a complete and 
THE PLAN officially approved plan could be 
drawn up and adopted, the Commis- 
sion directed its earliest efforts, here, as throughout the County, to the 
production of some sort of order out of this chaos. Upon the completion 
of the base maps, showing all existing public streets and roads in this dis- 
trict, the first rough outline of a systematized network of highways was 
worked out. Numerous field trips were made; every corner of the Valley 
was studied in detail, and the tentative layout was then carefully revised. 
When it appeared to take definite shape, there began a long series of con- 
ferences and special studies covering the diverse, yet closely related mat- 
ters which have been briefly treated on the preceding pages. Every in- 
terested party was consulted, all sources of information were drawn upon, 
and the Plan gradually approached the final form in which it is now pre- 
sented. Many conferences were called with reference to specific projects 
sponsored by local improvement associations, with the result that these 
were frequently modified so as to be in accord with the Plan. Money avail- 
able in the County road fund was directed to projects where it would do 
the most good. Important stretches of highway were joined by the opening 
up of short connecting links. Citizens and organizations interested in civic 
improvements were informed as to the Plan, and thus provided with definite 
objectives, and the merits of the short, direct route from place to place 
began to take hold of the public imagination. In contrast to the situation 
shown on the map last referred to, attention is called to the Map Insert 
opposite page 136, upon which are shown highway projects which have 
been dedicated to full right-of-way width as planned, and those which are 
now under proceedings for the acquisition of such a right-of-way. In all 
of these proceedings, paving of the highway is included. The difference 
between the results obtained by the haphazard method of highway develop- 
ment customary before 1925, and those secured by following a general 
plan, is evident. This is an exceptionally clear illustration of the advan- 
tages of applying to public affairs the every day principles of foresight 
and economy that usually govern private business, It is better to plan 
ahead of immediate needs than to wait until traffic congestion becomes 
acute. Experience has shown that the direct savings affected by plan- 
ning are great, even if no account be taken of the elimination of delays, 
accidents and other economic losses. 
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RESOLUTIONS OF Most important among the advisers 
APPROVAL BY CITIES through whose aid the way was cleared 

for official acceptance of the Plan were 

the City Engineers and the City Plan- 
ning Commissions of the incorporated cities in the Valley. These were for 
the most part quick to see the mutual advantage involved in agreement 
with one another and with the County, as to plans for the development of 
through highways. The foundation of inter-community action so success- 
fully laid in handling flood control and sanitation problems, made an ex- 
cellent basis for the extension of the idea to highways, parks and other 
matters affecting the region as a whole. The selection of regional routes is 
bound to modify local plans. Enthusiastic efforts expended in one city to 
widen and improve a portion of a great thoroughfare were seen to be of 
full value only when a unified plan gave assurance that the next city east 
or west, and the intervening unincorporated territory, would continue the 
road at the same capacity, and on the proper alignment. Where City 
Plans existed, these were of course taken fully into account, and became 
as far as practicable, integral parts of the Plan for the Valley as a whole. 
It was necessary to the success of the Plan, that official approval be made 
a matter of record. To this end, the Commission prepared a series of city 
maps, one for each city in the San Gabriel Valley. These are uniform in 
delineation, and each shows the details of the San Gabriel Valley Highway 
Plan in so far as it affects the particular city concerned. After each had 
been studied and approved by the City Engineer and other city officials, it 
was presented for formal approval to the City Council or Board of Trustees. 
Attention is called to the wording of the resolutions, in which it is pointed 
out specifically that approval does not signify the adoption of any program 
of immediate construction. All that is intended is to secure substantial 
agreement as to the location and alignment of the necessary through lines 
of heavy vehicular traffic, so that whatever construction is undertaken in 
any locality may be intelligently coordinated with work being done else- 
where in the Valley. Opposite the maps are given brief historical sketches 
and some statistical information concerning each of the cities. 
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CITY OF ALHAMBRA Adjoining the easterly portion of the 
City of Los Angeles, Alhambra was 
originally platted by B. D. Wilson 

and J. DeBarth Shorb, on a small portion of the once very extensive lands 

of the nearby Mission San Gabriel. It is excellently connected with Los 

Angeles by two of the main interurban lines of the Pacific Electric Railway 

system. Huntington Drive and Valley Boulevard, two of the best developed 

traffic arteries from the eastern portion of the county into Los Angeles, 
make commuting by automobile both direct and easy. In addition, these 
same highways, with the great north and south routes, Garfield Avenue 
and Atlantic Boulevard, give quick access to other cities, to the recreational 
areas in the mountains to the north and east, and to the south beaches. 

Trains on the main line of the Southern Pacific Railroad from the east make 

regular stops at Alhambra. The Western Air Express terminal, being de- 

veloped at the easterly city boundary, which will be one of the most modern 
airports on the Pacific Coast, now adds another transcontinental service 
by this newest mode of transportation. Primarily a residential community, 

Alhambra offers many advantages to those whose work is in Los Angeles. 

But the low hills to the southwest, which may be seen in the airplane photo 

on page 100, and the Arroyo Seco tend to keep Alhambra a city distinct 

from the metropolis in spite of its nearness. One result of this tendency 
has been the steady growth of the business district, which has kept pace 
with an increase in population of over 27,000 in nine years. While Alhambra 
is still a city of homes, industrial development is growing rapidly in a well- 
defined district. The municipality owns its water system, and has a plenti- 
ful supply of excellent drinking water. Chartered in 1915, Alhambra has 
successfully used the commission form of government with a city manager. 

An active city planning commission, of which the city engineer is an ex- 

officio member, is planning the future development of the city. 


Area in Square Miles . . . . 6.2 Incorporated. . . . 1903 
Ropuiacone: seme =. >)000.-" Classy... 2 .Chartered 
Assessed Valuation, $28,000,000.00 Elevation ... . 446 ft. 
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City “OF AZUSA Located at the mouth of the San 
Gabriel Canyon, about twenty-four 
miles from Los Angeles, the City of 

Azusa had its beginning, as did a number of other towns in this section, 
in the year 1887. Its name, derived from an Indian lodge in the region, was, 
in its original form, “Asuksagna.’”” Azusa is the gateway to the San Gabriel 
Canyon, whence comes most of the water used for irrigation in the upper 
San Gabriel Valley. The photograph on page 101 shows the location of the 
city with respect to the canyon. Contemplated developments of flood con- 
trol and water supply within the canyon have focused considerable atten- 
tion upon Azusa recently. Enormous scenic and recreational areas in the 
canyon, as yet hardly known, will soon be available to the public. A second 
County Recreation Camp, similar to the one at Big Pines, is now being de- 
veloped in the north fork of the San Gabriel River in the Crystal Lake Pine 
Flats region. The comparative nearness of this very beautiful reservation 
to the metropolitan area should eventually make Azusa the supply center 
for a summer population in the mountains equivalent to another city. The 
wide bed of the San Gabriel River bounding Azusa on the west has deposited 
extensive gravel beds here, which supply much of the road building material 
used throughout the county. To the east and south lies some of the most 
productive citrus land in Los Angeles County, much of the soil being par- 
ticularly fine for lemons. This has been and probably will continue to be 
one of the chief sources of Azusa’s prosperity. Located on the Glendora 
line of the Pacific Electric Railway, Azusa is tied closely enough to Los 
Angeles to be considered a part of the urban development of the region, 
although it is hardly a suburb in the ordinary sense. Foothill Boulevard, 
one of the principal highways leading into Los Angeles County from the 
east, gives Azusa automobile connection with other centers of population 
in the county. Azusa is governed by a mayor and city council, and its 
physical development is being watched over by a planning commission of 
five members. The Civic Center, recently completed through their efforts, 
is indeed a credit to the community. 


Area in Square Miles . . 4.06 Incorporated. . . . . 1898 
Bocu aconmeren ce oe 000: Classe. vosca sy e.ac% Sixth 
Assessed Valuation,$2,579,000.00 Elevation... . . 6lI ft. 
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City OF ARCADIA Situated at the foot of the Sierra 


Madre mountains of the San Gabriel 

Range, Arcadia was founded by the 
late E. J. “Lucky” Baldwin, and constituted 8,000 acres of his estate, the 
Santa Anita Rancho. Until the beginning of the 20th century, his ranch gave 
employment to hundreds of workmen. The Baldwin racing stables con- 
tained some of the best blooded stock of Southern California. In the days 
when his great race track was operating, ‘‘Lucky” Baldwin planted a double 
row of pepper trees and bordered these on either side with a row of eucalyp- 
tus trees, under which the stable boys warmed up his trotters. Today, 
these trees have reached their full stature, and furnish ample shade for 
Santa Anita Avenue, more commonly known as “Double Drive.” This 
avenue has become one of the ccunty’s most popular pleasure drives, and 
adds much to the beauty of the city. Desirous of keeping Arcadia an at- 
tractive residential city, the officials and citizens have authorized the plant- 
ing of many more eucalyptus, acacia, pepper and palm trees along the por- 
tions not already planted, of their 60 miles of paved streets. Recently, 
Huntington Drive, as part of the Regional Plan of Highways, has been 
widened to 100 feet, with sidewalks, ornamental lights and 70 feet of pave- 
ment. Arcadia, incorporated in 1903, is now a prosperous little city in the 
rich San Gabriel Valley citrus belt. Within its corporate limits 1s the Govern- 
ment Balloon School, established during the war. The Baldwin Race Track 
site has been retained as part of this training school, and to this day, por- 
tions of the track and grandstand remain. The mayor, councilmen and 
planning commissioners of this sixth-class city are very active, and have 
cooperated thoroughly with the County in matters of a regional nature. 
They realized the need of regulating the use of property, and Arcadia was 
one of the first cities in the San Gabriel Valley to adopt a zoning ordinance. 
While principally a residential community, it has an ample area zoned for 
industrial use, adjacent to excellent transportation facilities. The large 
undeveloped area within the city limits of Arcadia offers further opportunity 
to secure the kenefits of planned growth. 


Bee ieasimcquare Miles. * <> sll) -oimcorporated . .: 22.) 1903 
Peebooe tion se 10,000) Class, «5 aca ape oSixth 
~ Assessed Valuation, $8,500,000.00 Elevation. ... . .490ft. 
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CITY OF CLAREMONT Lying in the shadow of Old Baldy on 

the eastern boundary of the county, 

Claremont, with its colleges, is sur- 
rounded by vast orange groves. Pomona College was opened at Pomona 
in 1888 by the Congregational Church organization. The next year, the 
gift of a tract of land and one building brought about its “temporary” 
removal to Claremont, where it has remained ever since. The campus 
of this co-educational non-sectarian institution now comprises 150 acres, 
of which 60 acres of naturally wooded land are in Blanchard Park. 
A comprehensive plan for the development of the campus includes 
the quadrangle of academic buildings and the Greek Theatre in the 
park. This theatre seats over 4,000 persons, and is the scene of many 
campus functions. The college museums and libraries have several collec- 
tions of importance. The graduate schools are known as Claremont Col- 
leges. Adjoining the Pomona College campus on the north is Scripps College 
for women, opened in 1927. This campus is being developed in California 
architecture on a spacious yet intimate plan. The growth of Claremont has 
has been due principally to the growth of the colleges, although its location 
in the heart of the orange belt has contributed much to its prosperity. The 
first citrus association in the state was formed here, four packing plants now 
handling 750,000 boxes of oranges and lemons a year. Industry is repre- 
sented by two attractive manufacturing plants whose products have a 
world-wide distribution. Between Foothill Boulevard and Valley Boulevard, 
Claremont is easily accessible by automobile from all directions. The Pacific 
Electric Railway gives direct interurban service to Los Angeles and San 
Bernardino, a branch line running to Pomona four miles to the south. The 
city is on the main line of the Santa Fe Railway, while the Pacific Electric 
provides connection with the main lines of the Southern Pacific and Union ~ 
Pacific Railroads at La Verne and Pomona. The community is fortunate 
in having as its present mayor, Dr. George S. Sumner, Controller of the 
Claremont Colleges. Thus the interests of the town and the colleges are 
joined, and the municipal government is brought into close touch with the 
carefully planned growth of the colleges. The excellent spirit of cooperation 
that exists between the cities of the eastern end of the Valley was evidenced 
recently when Claremont joined with Pomona and La Verne in a Sanita- 
tion District for the joint solution of some common problems. 


Areanmoquare Miles-= = .. 3:33 Incorporated ... . . 1907 
Bopuerionmet ean) ool.) UUs Class. ok. 2 3 a.  oixth 
Assessed Valuation, $3,087,000.00 Elevation. . . . . II4l ft. 
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ClTY (OF COVINA The agricultural development follow- 

ing the partition of the huge Rancho 

La Puente was the cause of the es- 
tablishment of several agricultural towns, among which is the incorporated 
city of Covina. Since the subdivision of the Rancho into small holdings, the 
land west of Covina around the San Jose Hills to Puente has been devoted 
largely to walnuts. The great orange belt that extends from Azusa and 
Glendora to Claremont, adjoins Covina on the east. Located in the heart 
of such great and productive groves, Covina could scarcely have avoided 
growth and prosperity. The present business center is so situated as to 
leave the residential portion of the city comparatively secure from future 
encroachment as the business area may expand. The one city park is the 
setting for an open air plunge which attracts many swimmers from other 
communities in the Valley. In contrast to the condition in several nearby 
towns, a large proportion of the city’s area of less than a square mile is 
already subdivided and improved. There is still some land within the 
corporate limits yet to be developed, but with any pronounced increase in 
population, the city must overflow into the surrounding country. Fortu- 
nately, as the territory about Covina is thus far unspoiled by isolated and 
unrelated units of subdivided area, those responsible for the guidance of the 
future extension of the city will be able to avoid many of the difficulties 
that confront other communities. The outstanding need at present is for 
improvement of enough through highways to make Covina accessible in a 
degree consistent with its location. The effect on this city of the completion 
of the Arrow Highway and the Arroyo-Holt-Garvey Avenue project (neither 
of which actually passes through Covina) is difficult to foresee and may 
conceivably result in marked changes. Badillo Avenue along the Pacific 
Electric Railway, and San Bernardino Road (Covina Boulevard), although 
offering problems of construction and financing, are sure to increase through 
traffic and bring Covina closer to the metropolitan center. The gratifying 
cooperation between the city council and the city planning commission 
promises careful consideration of these matters and of the somewhat un- 
usual problems involved in the expansion of the city. 


Area in Square Miles . . . 0.86 Incorporated .... 1901 
Rood stcon semen te a U00E "Classe We eg aoe oe Oixth 
Assessed Valuation, $2,213,000.00 Elevation. . . . . .554 ft. 
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Clit eOrcEL MONTE At the end of the old Santa Fe Trail, 
the City of El Monte lies on the island 
formed by the Rio Hondo and the 

San Gabriel River, 13 miles east of Los Angeles. El Monte is the center of 

a walnut growing district. Two packing houses are busy with the market- 

ing of the walnut crop of the district, while hundreds of carloads of vege- 

tables also are shipped annually from here. The production of flower seeds, 
for which the soil and climatic conditions in certain areas about El Monte 
are particularly favorable, is an important industry. Dairying, also, is 
represented by one of the largest certified dairies in the West. At Gay’s 

Lion Farm, one of the most unusual business enterprises in the United 

States, African lions are raised and trained for motion picture work and for 

sale to circuses and menageries in all parts of the country. This institution 

draws many visitors to El] Monte year after year. Served by the Southern 

Pacific Railroad and the Pacific Electric Railway, El Monte is close to 

employment and market centers. On the edge of the commuting district, 

it provides homes for numerous workers in Los Angeles. In common with 
many cities large and small in all parts of the country, El Monte is un- 
fortunate in having been established before there was any effective plan- 
ning. Asa result, the arrangement of its streets and buildings is a handicap 
to its further development, and tends to counteract the natural advantages 
of its situation. The municipal government is consequently faced with some 
very difficult problems, greater in proportion than those faced by most of 
the cities of the San Gabriel Valley. The development of an effective major 
street plan is the first step in solving some of these problems, but the ar- 
rangement of local streets around the business center demands further 
study. A long time will be required to remedy the present irregularity, but 

El Monte has begun. There is an active planning commission, organized 

in 1926, which has been concerned particularly with opening up by-pass 

streets and alleys in the business section to relieve the present congested 
conditions on Pomona Boulevard and to increase the efficiency of the dis- 
trict for business. 
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CITY OF GLENDORA Known as “The Pride of the Foot- 
hills,’ the little city of Glendora, lo- 
cated on the northern edge of the 

San Gabriel Valley, 28 miles from Los Angeles, is a splendid example of 

an interesting type of Southern California city. Only about one-quarter of 

the area is subdivided and built up. The remainder of the city’s area is 
devoted to some of the finest lemon and orange groves to be found; outside 
the city these groves extend for miles. Six packing houses market the fruit 
from these groves, one of them having had rather consistently the largest 
output in the state. Employment is given to many persons by these plants. 

Glendora has a beautiful setting at the foot of the mountains, enhanced by 

the care with which the town has been developed from the early days. 

Magnificent pepper trees line the streets and continue the garden-like ap- 

pearance of the orange groves all about. Just back of the city in the low 

hills is the Glendora Foothills School, a private institution for children 
under twelve years, and the Girls’ Collegiate School with an attendance of 
more than a hundred. Glendora and Azusa share the Citrus Union High 

School, midway between the two cities. Foothill Boulevard, the Pacific 

Electric Railway and the Santa Fe Railway provide the principal connec- 

tions with Los Angeles. A scenic road, now being built up Little Dalton 

Canyon from Glendora to the East Fork of San Gabriel Canyon, will soon 

open up recreational areas as yet little used, of which it has been said that 

the people of Glendora have a bit of Switzerland at their very door. The 
town of Alosta, laid out a few years earlier, is now a part of Glendora, which 
was founded in 1887. Growth since has been steady and normal. The 
government of the city is vested in a mayor and city council. There is no 
planning commission, but the city engineer and several interested citizens 
have been active in planning for Glendora’s growth, and in supporting those 
proposals of the Regional Planning Commission which affect the city. 

Glendora is a residential community of considerable charm, and the rela- 

tively large proportion of its area still undeveloped gives an excellent op- 

portunity to realize by careful planning the full value of its natural assets. 
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CITY OF EA VERNE Where the San Jose Hills and the 

Sierra Madre Mountains pinch the 

San Gabriel Valley down to its nar- 
rowest, 33 miles from Los Angeles, is the city of La Verne. It was originally 
a Dunkard colony, called Lordsburg. One of the earliest acts of the colonists 
was to establish a college. Classes first met in a hotel building dating from 
the days of most rapid growth about 1887. Today La Verne College has a 
campus of three city blocks with three modern buildings and an attendance 
of two hundred students. During this period on2 of California’s richest 
citrus sections has developed about La Verne, where five packing plants 
have been built. This city, composed almost entirely of single-family homes, 
has a planning commission recently reorganized under the Planning Act of 
1929, which is concerned at present with zoning problems. The arrange- 
ment of the Santa Fe, Southern Pacific and Pacific Electric Railroad lines 
seems to provide an industrial area that will not conflict with residential 
expansion to the south toward the San Jose Hills. In these hills is the 
Puddingstone Reservoir offering great possibilities for development as a 
park with the sanction and encouragement of the County Flood Control 
District. Such development would add even more to the desirability of 
residential expansion toward the hills. Here also is located the Mountain 
Meadows Country Club. The completion of projects under the Regional 
Plan of Highways should give La Verne considerably increased facilities. 
The Arrow Highway, many portions of which are already under proceed- 
ings, as shown on the Map Insert following page 136, will join Los Angeles 
and San Bernardino by a direct route. As a result of the efforts of the city 
to obtain an outlet to the south, a feasible line, which is essentially an ex- 
tension of “‘D”’ Street, has now been surveyed by the county. The accom- 
plishment of the San Jose Diagonal will give La Verne quicker access to 
the south coast beaches and the Los Angeles Harbor. 
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CITY OF MONROVIA Eighteen miles east of Los Angeles is 
the City of Monrovia, lying on the 
gentle slopes at the foot of the Sierra 

Madre Mountains between Santa Anita Canyon and Sawpit Canyon. 

In the photograph of the city on page 118, the latter canyon may 

be clearly seen in the shadow of a cloud. Named for W. N. Mon- 

roe, one of the early settlers, the townsite was established on 

May 17, 1886, and the anniversary of this date is still the occasion for 

a yearly civic celebration. The strong community feeling indicated by this 

annual event has found realization in several civic projects. Monrovia 

citizens are proud to show and to use their three parks. Library Park is a 

beautiful garden of five acres in the heart of the city. The twenty-two acre 

Recreation Park in the eastern part of town, with its tennis courts and 

other playgrounds, a modern swimming pool and the American Legion 

Building, is becoming more and more attractive as the planting program 

is being carried out. In Monrovia Canyon, a branch of Sawpit Canyon, is 

a reservation of 1000 acres of shady ravines and ridges, well provided with 

tables and other picnic facilities. This mountain park extends up into 

the canyon to the high Flood Control Dam which not only protects Mon- 
rovia from danger of flood, but also conserves the water supply from season 
to season. From the area about the top of the dam one may see almost the 
entire San Gabriel Valley in one great sweep. Made accessible from Mon- 
rovia by Canyon Drive, this scenic area is also the beginning of numerous 
trails into interesting territory farther back in the mountains. The educa- 

tional system includes four Grammar Schools, a Junior High School and a 

Union High School shared with Arcadia and Duarte. Supplementing the 

public school system is a parochial school. The fifty-six miles of improved 

streets, the eight miles of modern street lights, and the sewer system which 
serves 80 percent of the city’s area all testify to the progressive and con- 
structive character of municipal activity. An excellent water system brings 
clear, cold water from natural mountain springs in addition to what is 
pumped from several wells. One of the first to be established in the Valley, 
the City Planning Commission of Monrovia has been continuously active 
ever since its appointment. Asa result of its efforts a comprehensive zoning 
ordinance was adopted in February, 1923. Within the city limits of Mon- 
rovia, Foothill Boulevard and Huntington Drive have recently been paved 
to their ultimate width, in accordance with the Regional Plan of Highways. 
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CiY.OF MONTEREY When Allesandro Repetto purchased 
PARK a 5,000-acre portion of the lands of 

Mission San Gabriel shortly after the 
Civil War, there was through one corner of the tract a road to Los Angeles 
known as the Portesuelo de la Rosa de la Castella, because of the profusion 
of wild roses covering its hillslopes. Later its name was changed to Monterey 
Pass Road, and today the southern portion, known as Garvey Avenue, is 
the principal thoroughfare to Los Angeles from the growing city of Monterey 
Park. Parts of the Repetto Rancho have been subdivided and built up in 
the cities of Montebello and Monterey Park, but until just recently the 
greater part has been held in acreage just as in the early days. Only that 
portion of Monterey Park north of the San Rafael Hills along Garvey 
Avenue has been developed up to the present. The gentle slopes of the roll- 
ing hills and the picturesque Midwick Country Club should make homesites 
in Monterey Park appeal to many executives with business in the southeast 
industrial area. This is especially true now that Monterey Park is so easily 
reached by both Garfield Boulevard and the newly improved Atlantic 
Boulevard. That the community is expecting an increase of population 
due to these conditions is evident in the subdivision activity in the hilly 
southern portion of the city. The Monterey Park City Planning Commis- 
sion has been preparing for just such eventualities. The subdivision illus- 
trated on page 51 is a splendid example of what may be accomplished by a 
far-seeing subdivider cooperating with a planning commission. Definitely 
a residential community, having no railroads within its city limits, Monterey 
Park is determined to make the most of its beautiful surroundings by the 
wise control of difficult conditions that may either make or mar the city. 
The ultimate extension of Garvey Avenue to connect Pomona and Los 
Angeles by a short east and west route may have as much effect on Monterey 
Park as the completion of the north and south arteries mentioned above. 
The city council is to be commended for its splendid cooperation in pre- 
paring for the widening of Garvey Avenue according to the Regional Plan 
of Highways by setback building lines established several years ago. The 
effect of this step may be seen in the picture on page 66. 
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the said Commission, by virtue of the authority vested 


in it by the Honorable Board of Supervisors of Los Angeles County, 
WHEREAS, the Regional Planning Commission, in co-operation with 
the Pasadena City Planning Commission and City Engineer, has developed 


WHEREAS, the Regional Planning Commission of Los Angeles County 
for the City of Pasadena a comprehensive major highway plan which will 


WHEREAS, the Board of Directors of the City of Pasadena recog- 
has been studying the entire highway situation in the County for the 


nizes the need of a thorough plan’ of coordination in the matter of 


WHEREAS, 


Manager 


H. PADDOCK 


Noo. eHUPE 


past five years, and has been preparing a comprehensive official plan 
of the same to care for the ultimate traffic needs of the County; and 


endeavoring to coordinate the highway plans of the cities with each 


major and secondary highway service for the City of Pasadena as re- 
other and with the County plan; 


lated to the San Gabriel Valley; 


ALY ORBISON, City 


CHAS. 


PASADENA HIGHWAY P 


TAE REGIONAL PLANNING COMAAISSION 
E 


UN 
L, TAM 


and 


WHEREAS, this Pasadena Plan fits in and is coordinated with the 


County's comprehensive Regional Plan, which has been reviewed and ap- 
proved by a committee composed of the City Engineers of the cities in 


answer the City's ultimate traffic needs; 
the San Gabriel Valley; 


LAN 


Wy 


iif} 
HH) 

( Wf} 
7) } I 
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ve 


plan 


-major highways in and through 
gular meeting of 


held on the 15th 
Chairman, Board of Directors. 


R. L. DAUGHERTY 


» to be officially known as the "Pasadena 


» & photostatic copy of which is attached hereto and 
Daugherty, Jenkins, Monroe, Paddock, Shupe, Wopschall. 
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MEER PROPOSED MAJOR NIGNWAY TO BE WIDENED TO 100 FLEET 
ME HH PROPOSED MAJOK NKGMWAY TO BE OPENED TO 100 FELT 
GEIS PROPOSED SECONDARY NIGHWAY TO BE WIDENED TO 80 FEET 
CEP CEN PROPOSED SECONDARY NIGHWAY TO BE OPENED TO 80 FLET 


SSBB STREETS ADJACENT TO RAILROAD RIGATS OF WAY TO BE 60 FEET WIDE 
THIS PLAN WAS PREPARED IN COOPERATION WITH g 


CITY OF PASADENA Adjoining Los Angeles on the north- 
east, Pasadena is the largest and most 
populous of the cities in the San 

Gabriel Valley. Set upon a table-land above the magnificent Arroyo Seco 

on the west which separates it from Los Angeles, the city has enjoyed a 

more nearly independent existence than any of the other communities close 

to the metropolis. It was founded in 1874 by colonists from Indiana. They 
laid out South Orange Grove Avenue along which they established homes 
on small ranches planted to orange trees. The village of 391 persons in 

1880 was incorporated six years later with a population of 2700. Today it 

is one of the wealthiest as well as one of the largest cities in the state. 

Pasadena has long been a favorite winter residence for people of wealth 

from all parts of the country, and the character of the city has been largely 

set by these people and their beautifully developed homes. It is the seat of 
the California Institute of Technology, and was one of the first cities to 
establish a Junior College in connection with the public school system. The 

Community Playhouse has won a national reputation for its excellent pro- 

. ductions of the best in drama. The banks of the Arroyo Seco in the vicinity 

of the beautiful Colorado Street Bridge have been developed as a fine resi- 

dential section. In the upper end of the arroyo, Brookside Park, a large 
recreation area, has been created. Here the famous Rose Bowl, one of the 
features of the Annual Tournament of Roses, is located. Plans are now 

under way to develop Eaton Wash on the opposite side of the city in a 

similar manner. Thirteen smaller parks bring the total park area to 1005 

acres. A number of important highways make Pasadena’s well-developed 

business section and famous hotels easily available. Several lines of the 

Pacific Electric Railway provide frequent and speedy service to Los Angeles; 

the same company also operates local trolley lines and bus routes within 

the city. Pasadena is an important station on the main line of the Santa 

Fe Railroad from the east. The City Planning Commission has been work- 

ing for some years and is producing enviable results. The progress on the 

Civic Center is one of the results of Pasadena planning that has commanded 

interest in all parts of the country. The very beautiful Library and 

City Hall are completed while the land for the Auditorium has been se- 

cured. A tree planting program is planned for those streets not already 

lined with trees. Pasadena is governed by a Board of Directors; the ad- 
ministration of the city’s business is in the hands of a city manager. 
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CITY OF POMONA Nestled between the San Jose and 
Puente Hills, is Pomona, 33 miles east 
of Los Angeles. Padre Zalvideo came 

here in 1837 when he named and blessed the Rancho San Jose, newly ac- 

quired by the Palomares family. At this time, he held the first mass in 
the district under an oak tree which still stands on South Kenoak Drive. 

Urban development was begun in 1874, under the direction of T. A. Garey 

and L. M. Holt, whose names were given to the two principal thorough- 

fares. Appropriate indeed was the selection of the name of Pomona, the 

Roman goddess of fruit, for this section has become the state’s richest 

citrus belt. Fruit packing is the city’s chief industry, although there is an 

increasing amount of manufacturing. Dairying has also become important 
in recent years, the Pomona Valley supplying about one-eighth of the milk 
used in Los Angeles. Pomona has seven public parks with a total area of 

200 acres. The largest, Ganesha Park in the northwest portion of the city, 

containing 60 acres, was named for the Hindu god of rain and rivers. It is 

very highly developed, with recreational features and an open air theatre 
in a natural bowl of remarkable acoustic properties. In this section the city 
has begun to push its residential section up into the hills. Farther north 
are the grounds of the Los Angeles County Fair, which has grown in the 
short space of seven years to be one of the most important and widely at- 
tended exhibitions of agriculture, horticulture and live stock on the Coast, 
with exhibits from all portions of the state. The plans made by the Regional 

Planning Commission for the permanent development of the fair grounds 

are included in the city’s major street plan. Several ranches in the immedi- 

ate vicinity are devoted to the raising of thoroughbred horses. The Kellogg 

Ranch is unique in breeding only Arabian horses, and attracts many visi- 

tors. Pomona has a commission form of government. The planning com- 

mission, recently reorganized under the Planning Act of 1929, is concerned 
at present with zoning the city. Valley Boulevard, from Riverside County 
to Los Angeles, passes through Pomona. The Pacific Electric Railway 
gives interurban service to Los Angeles while the Southern Pacific and 

Union Pacific Railways provide freight and passenger service locally and 

to the eastern markets. 
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CliyeOrF SAN) GABRIEL Founded in 1771, Mission San 
Gabriel, the fourth to be built, and 
the fifth on the Camino Real from San 

Diego, was the most wealthy and prosperous of all the missions. About it 

grew up a Spanish pueblo, the forerunner of the present City of San Gabriel, 

nine miles east of Los Angeles. Following the usual struggle to establish 
the mission and convert the Indians, alternating prosperity and dire mis- 
fortune were its lot. After secularization, the buildings were plundered and 
the property sold. Eventually it was returned to the Church and since 

1908 has been in charge of the Missionary Sons of the Immaculate Heart 

of Mary, who have restored some of the buildings and maintain a parochial 

school. The Mission Play was first performed in April, 1912, following the 
building of a theatre primarily for its use. Later the new Mission Play 

House, seating 2,500, was built just around the corner from the remaining 

mission buildings. Every year thousands of people, Californians and tour- 

ists alike, come to see the story of the struggle, triumph and decline of the 
missions relived on the stage. Mission San Gabriel itself, as well as the old 
adobe known as Ramona’s birthplace, attracts countless visitors to San 

Gabriel constantly. The oldness and romance of the Spanish days consti- 

tute the principal appeal. Yet the city may not live in the past. San Gabriel 

Country Club, although it is one of the oldest in the Valley, sounds an es- 

sentially modern note. New residential sections are developing. But they 

are part and parcel of the lands the old Mission Fathers selected as the 
fairest of the fair lands, at a time when they had no hindrance to their 
selection. The golf course of the Club is well kept, interesting and sporty, 
but its compelling charm lies in its quiet beauty—peaceful meadows dotted 
here and there with immense oaks, a sweeping view of the Sierra Madre 
range in the background. San Gabriel is making plans for the saving of its 
historic remainders, while the modern presses in from all sides. The de- 
velopment of Arrow Highway, the effect of the final development of San 

Gabriel Boulevard, and the possibility of the creation of a park along the 

northerly extension of New Avenue, are some of the problems that are 

confronting an active planning commission. 
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SAN MARINO AIGHWAY PLAN 
TAE REGIONAL PLANNING COMMISSION 
COUNTY OF LOS ANGELES 
CHARLES H. DIGGS, DIRECTOR. W™* J POX,CHIEF ENGINEER. 
C.B.GILLAM \ HIGHWAY ENGINEER, 
SCALE OF FEET 1600 7000 N Sos5—~a505 3509 OCTOBER 1928 
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ESESEH PROPOSED SECONDARY HIGHWAY TO BE WIDENED TO 80 FEET. 

CEES CES PROPOSED SECONDARY HIGHWAY TO BE OPENED TO 80 FEET 

Cees PROPOSED SECONDARY HIGHWAY ADJACENT TO RAILROAD RIGHTS 

CSw ES OF WAY TO BE 71 FEET WIDE. 

STREETS ADJACENT TO RAILROAD RIGATS OF WAY TO BE 60 FEET WIDE 


THIS PLAN WAS PREPARED IN COOPERATION WITH THE CITY ENGINEER AND 
FORMS A PART OF THE COMPREHENSIVE HIGAWAY PLAN OF SAN GABRIEL, VALLEY 
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CITY OF SAN MARINO Southeasterly of Pasadena, with 


Huntington Drive as its principal 

highway, San Marino is developing 
an exclusively residential community. Famed for the location here of the 
magnificent Huntington Estate, the city has been more influenced in its 
growth by the Huntington family’s choice of this site than by any other 
factor. The rolling meadows, oak knolls and verdant orange groves of the 
district are well shown in the photograph on page 119. The estate com- 
prises 500 acres, and was first developed as a family residence with extensive 
grounds and gardens set on an elevated knoll about which rolls a sea of 
orange trees. Before the death of the late Henry E. Huntington, the prop- 
erty was deeded to the public with an endowment, subject to the donor’s 
life interest. The house, now used as an art gallery, contains valuable col- 
lections of tapestries, bronzes and furniture, as well as of paintings, the 
latter especially notable for works of Gainsborough, Romney, Raeburn and 
Reynolds. The Library, housed in a separate building, is a reference library 
of source books of English literature, including thousands of manuscripts, 
valuable first editions of all periods, and most interesting maps. American 
History is one of the featured sections. The Library building also contains 
several galleries of early Italian paintings, sculpture and furniture. About 
this estate, with its aura of refinement and careful development, has grown 
up a city of extremely desirable, beautiful homes. Generous proportions 
and appropriate landscaping give San Marino a distinction and charm that 
is highly prized. The picturesque Old Mill of the Rancho San Pascual, 
still standing, helps to preserve the spirit of Spanish days. The city has 
established the site of a civic center where one building has already been 
erected and occupied. The mayor, the council and the city engineer are 
ever active in guarding the character and values created in the past, from 
infringement by improper developments. 
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CITY-OF SIERRA-MADRE Northeast of Pasadena and adjoining 
Arcadia and Monrovia, the foothill 
residential community of Sierra Madre 

looks. out across the oak-covered Baldwin Ranch upon the busy cities of 
the Western San Gabriel Valley. The setting is ideal for the development 
of homes comparatively remote from the noise and congestion of the city. 
Topography varies from the open sunny slopes above Foothili Boulevard 
to the shaded canyons and steep rocky hillsides that appeal to those who 
enjoy the ruggedness of the mountains. For all of its seeming isolation, 
Sierra Madre is actually a close-in suburb, being served by a branch of the 
Pacific Electric from the fast Pasadena lines. Present highways make ac- 
cess to this city easy enough although the through route of Foothill Boule- 
vard passes by a mile to the south. Highways planned for this section will 
tie it more closely to the major east and west lines of travel without sac- 
rificing any of its desirable seclusion. The development of Alta Loma Drive 
as a parkway section of the future Foothill Boulevard system, will indeed 
enhance and make more available the beauty of Sierra Madre’s setting. 
Natural features, including the brilliant sunlight, have made the place popu- 
lar with artists to some extent, thus contributing a somewhat distinctive note 
that might well be added to the composition of many other communities 
in Southern California. Governed by a mayor and council, Sierra Madre 
is fortunate in having an ever active planning commission, which has spent 
much of its time in developing those characteristics which accentuate the 
beauty of the site. Street tree planting has appropriately received consider- 
able attention in this city of homes and gardens. The business section is 
well confined to the district at the end of the interurban line, leaving the 
balance of the developed portion of the city almost completely devoted to 
residential use. 
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Chiy- OF SOUTH Nine miles from the center of Los 
PASADENA Angeles, and separated from it by the 

Arroyo Seco and the rolling San 
Rafael Hills, South Pasadena is a favorite place of residence for people 
engaged in business in either Los Angeles or Pasadena. This is due to a 
number of circumstances, chief of which is the excellent transportation 
system. The Pacific Electric Railway gives South Pasadena the benefit 
of its fast Pasadena lines, as well as a separate line to Los Angeles. The 
good school system with its excellent High School doubtless is an attrac- 
tion to many home-seekers. Joined on two sides by the high-class resi- 
dential sections of Pasadena and San Marino, on the south by the residence 
section of Alhambra and bounded on the west by the arroyo, South Pasa- 
dena is almost entirely free from the danger of encroachment by manu- 
facturing and is yet close enough to industrial areas to provide a convenient 
dwelling place for those engaged in industry. Moreover, South Pasadena 
enjoys the distinction of having ten percent of its area set aside for parks. 
It is true that the larger portion of this park area, that in the arroyo, is 
as yet not entirely developed. The foresight shown in acquiring this prop- 
erty in advance at reasonable cost, however, might well be an example to 
many California cities. Great possibilities and privileges await South 
Pasadena in the wise development of this park, either as a great recrea- 
tional area similar to Brookside Park or as a more natural reservation 
further developed along the lines of its present use. The city has grown 
slowly without a city plan, and has no planning commission; all matters 
pertaining to city planning are acted upon by the city council. It is highly 
probable that there will be a tremendous conversion of property in the 
future, when a very large percentage of the residential area will gradually 
be given over to apartment house uses. With proper city planning, such 
districts can be made highly desirable and of permanent value to the city 
both socially and economically. Topography has made the solution of the 
major highway problem unusual and difficult as may be noted in the absence 
of major streets in the southwest quarter of the city where a totally un- 
suitable gridiron street system has lain undeveloped on the steep hillsides 
for some years. Monterey Road has a function of increasing importance 
in its position as the least congested direct route connecting the San Gabriel 


and San Fernando Valleys. =, 
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Ciby OFAWEST- COVINA A truly unique city is West Covina, 
whose eight square miles of territory 
are devoted exclusively to farming. 

Located at the center of the Valley, it has not a single recorded city lot, 

nor any railroad, except that the Claremont-Pomona line of the Pacific 

Electric Railway and the Covina branch of the Southern Pacific Railroad 

pass across a narrow arm of the city that extends toward the town of 

Baldwin Park. While there are some citrus groves in the city, the chief 

crop is walnuts, as in the territory surrounding, particularly to the west. 

The government is carried on by a mayor and city council. There is, as yet, 

no city planning commission, which is regretable in view of the city’s 

future responsibilities. But it is not yet too late, for the complete lack of 
urban conditions gives an unparalleled opportunity to plan the develop- 
ment of the entire area from the beginning, without having to contend with 
the correction of past mistakes. This is a privilege shared by very few 
municipal corporations, if any. West Covina will be fortunate, indeed, if 
this opportunity is seized while there is yet time. Here is the chance to 
create wide through-traffic streets where needed with complete control of 
the type of development, to arrange local residential streets to the best 
advantage, to secure parks in advance at reasonable cost and in strategic 
locations, to provide proper school facilities according to a predetermined 
plan, to apply the principles of zoning and design of property for planned 

uses, in short, to build a city that is right all the way through. Several im- 

portant major highways are being developed to and through West Covina. 

One of the most important is the proposed Garvey-Holt route between 

Pomona and Los Angeles, which has some scenic possibilities where it 

passes through this city as well as at other points. Careful city planning 

can make West Covina the outstanding city in this entire Valley. 


Area in square Miles... . 8.0 Incorporated... . 1923 
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APPROVAL BY When these resolutions of approval by 
COUNTY AUTHORITIES the various cities in the San Gabriel 

Valley had been secured, it remained 

only to present the Regional Plan of 
Highways for this area to the governing authorities of the County. Other 
departments of the County government interested in this plan had been 
kept in constant touch with the work of developing it. The County Road 
Commissioner and the County Surveyor have given untiringly of their as- 
sistance and counsel. With their cooperation and with the approval of the 
administrative authorities of the cities, the Commission was able to go be- 
fore the Board of Supervisors with a comprehensive plan for the Valley 
that was not only basically sound, but included a workable highway plan 
for each of the incorporated areas. The Board set a time for a Hearing 
on this matter, and on July 16, 1929, passed the Resolution of Approval 
which is reproduced in full on page iv. This approval, and the support 
which the Commission has received from all up to this point, are largely 
due to the adoption at the outset of sound conservative policies, and to the 
conscientious effort made at all times to base decisions upon engineering 
data and the advice of trained technical men. 


HIGHWAY PLAN A GUIDE The present plan for the highways in 
FOR THE“EULURE the San Gabriel Valley is one unit of 

the comprehensive plan for the whole 

of Los Angeles County, now in prep- 
aration. It has now been agreed upon by the administrative bodies con- 
cerned as a guide for future construction. Careful adherence to the plan, 
and attention to its recommendations by those concerned with appropria- 
tions for public works, approvals of street layouts, and other similar mat- 
ters, will bring out its full value to every individual as well as to the region 
as a whole. The cooperation which the Commission has received from 
State, County and City departments, which have adhered to the Plan in 
the construction of major and secondary highways, is most gratifying, and 
demonstrates its soundness and its value. Changes should be allowed only 
after thoughtful consideration, and by agreement of all concerned. They 
should be made a matter of official record. Under these conditions, the 
plan will be a living thing that will grow as we grow, always in line with the 
changing needs of the community, rather than an arbitrary list of projects 
for immediate execution. 
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PROTECTION In presenting this plan to the public, 
OF THE PLAN it is no part of the intention of the 

Commission that it should be con- 

sidered simply as something to be 
read and then filed away in the archives. After the creation and approval 
of a plan, the third step, of those referred to on page 95, still remains— 
the accomplishment of the things proposed. Without this, the plan has no 
value whatever. The Commission, however, acts only in an advisory capac- 
ity, and while it is willing to assist in every way, it must depend upon the 
active cooperation of the people of the San Gabriel Valley for the progress 
made from now on. Unofficial agencies, such as civic improvement associa- 
tions and clubs, should work together continuously to secure for this great 
Valley the benefit that will follow the wise control of its physical growth and 
development. The responsibility for the initiation of projects will fall in 
a large degree upon property owners, and the successful carrying out of all 
engineering phases of the plan will be the duty of the various local au- 
thorities. Comprehensive city plans involving greater detail ought to be 
prepared by each of the cities; in every community zoning ordinances 
should be drafted and enacted to preserve each parcel of land for its best 
and highest use; uniform regulations for new land subdivisions should be 
adopted, and adequate provision should be made for recreational and other 
public needs. 


PROGRAM OF CON- It is highly desirable, too, that a pro- 
STRUCTION NEEDED gram of highway construction for the 

next five years should be adopted as 

a final step in systematizing the ex- 
penditure of public funds. If such a program is prepared, with a properly 
drawn budget, the execution of the Plan will not mean any increase in 
normal annual expenditures for improvements, but will merely involve the 
wise choice of projects upon which the money is to be spent. The highways 
selected should be those important and outstanding roads whose immediate 
completion would serve most effectively the needs of the general public. 
Then each project will be considered on its merits and urgency, and will 
take its logical place in the orderly sequence of a carefully thought out 
program. Such is the next task before the people of this great Valley, one 
in which the Regional Planning Commission may function as a central, 
coordinating agency, through which all other agencies may come to an 
agreement as to a definite plan of action leading toward the accomplish- 
ment of the Plan. 
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POPULAR SUPPORT Regional planning safeguards the 
IS VITAL growth of the community, and as- 

sures the effective investment of its 

funds. It endeavors to foresee the 
greatness of the community that will be several decades hence. It aims to 
provide for the orderly economic development of effective and convenient 
means of transportation and communication, without the sacrifice of any 
of the County’s natural assets as a good place in which to live and work. 
Under modern conditions, it is no longer possible to achieve these ends 
within the boundaries fixed for the purposes of local government. No com- 
munity in this great metropolitan district can thrive alone. Each depends 
upon the prosperity of the County as a whole. Regional planning aims to 
supplement local plans, supplying a means of coordination between com- 
munities and providing for undeveloped areas the same careful attention 
in advance of urban growth. The problems of city and regional planning are 
different in many respects; the one frequently involving costly alterations, 
the other seeking to prevent the beginning of undesirable conditions. The 
benefits of the latter method come to every individual as well as to the 
region as a whole. The welfare of those who make up the population of this 
region is after all the primary objective of all planning, and it is to the 
ordinary citizen and home-owner that the execution of any plan must be 
entrusted. The Commission desires therefore to urge upon everyone con- 
cerned in the development of the San Gabriel Valley the necessity of ac- 
cepting and protecting this as his own individual plan, and of working 
steadfastly for its accomplishment. 


The process of planning, of looking ahead 
and anticipating future needs 1s the only 
assured method of developing a commu- 
mity so that its parts will fit together, its 
circulation will be active and its whole 
outward aspect will reflect the intelli- 
gence and culture of those who live in 1t. 


L. Deming Tilton. 
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